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Introduction 

Introduction
Overview
Community Partners Research, Inc., was hired by the City of Little Falls and the
Little Falls Housing and Redevelopment Authority to complete a comprehensive
study of housing market conditions in Little Falls and the surrounding area.
Methodology
A variety of resources were utilized to obtain information for the Housing Study.
Community Partners Research, Inc., collected and analyzed data from June to
September 2011. Data sources included:
-

U.S. Census Bureau
Demographic estimates and projections from the State
Demographer
Records and data from the City
Records and data maintained by Morrison County
Data provided by the MN Department of Revenue
Data provided by HousingLink
Data provided by the Multiple Listing Service
Interviews with elected officials and staff from the City
Interviews with community leaders
Interviews with people familiar with the area’s housing conditions
including bankers, realtors, property managers, and developers
Area housing agencies
Rental property owner surveys

Limitations
This Housing Study represents an analysis performed with the data available at
the time of the research. Any findings are based upon current solutions and the
best available information on future trends and projections. Significant changes
in the area’s economy, employment growth, Federal or State tax policy or other
related factors could change the findings and conclusions contained in this
Study.
In 2011, when the research for this Study was being completed, a number of
issues were negatively impacting housing markets. Some of these issues are
identified below. Many of these issues represent a significant departure from
past conditions, and have the potential to alter traditional supply and demand
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calculations for housing. In most cases, this Study has not attempted to project
future economic conditions, but instead has relied on past patterns and
practices. It is important to note that these are often national issues, which
may or may not be present in Little Falls.
<

High National Rates of Delinquency and Foreclosure - The last few years
have witnessed a significant increase in the number of delinquent
mortgages and foreclosures. As a result, there has been an aboveaverage level of housing turnover, caused by both “short sales” and bank
sales. Additionally, some households have been removed from the home
buying market due to poor credit histories.

<

Mortgage Market Liquidity - In response to rising delinquency and
foreclosure rates, the mortgage market has been altered, with both
primary and secondary mortgage lenders changing their standards and
the availability of credit. The federal government has been forced to take
over Fannie Mae and Freddie Mac to help keep home mortgages available.

<

National Retreat in Home Prices - After many years of steady gains, the
median value of single family homes has dropped in most major markets
in recent years. This has multiple effects, including discouraging potential
buyers until conditions stabilize.

<

Oversupply of Housing - Strong housing market conditions earlier in this
decade resulted in above-average activity in the housing development
markets, including both housing units and residential lots. In areas where
an oversupply of inventory exists, this has resulted in downward pressure
on prices.

<

Economic Recession - The economy of the United States has been in a
period of recession. This has reduced consumer demand in many areas,
including housing.

This study was prepared by:
Community Partners Research, Inc.
10865 32nd Street North
Lake Elmo, MN 55042
(651) 777-1813
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Demographic Data Overview
Sources of Data
The following pages contain demographic data obtained from a variety of local,
state and national sources. At the time that research was completed for this
Study, the Census Bureau had released 2010 Census information. However,
the 2010 Census was more limited in scope than in the past. As a result, some
of the demographic variables, such as income and housing cost information, are
not available.
To supplement the decennial Census, the Census Bureau has created the
American Community Survey, an annual sampling of households. The American
Community Survey does provide detailed demographic characteristics.
However, because the American Survey is an estimate, based on sampling
data, there is a margin of error that exists for each estimate. The following
tables incorporate the 2010 Census data, when available, or the American
Community Survey data. The American Community Survey estimates were
derived from five-year sampling, obtained between 2005 and 2009.
Market Area Overview
In addition to City of Little Falls, this Study also examines demographic
information for a larger geographic area that immediately surrounds the City.
Referred to as the Market Area, this demographic information will assist in
identifying the regional market potential for housing. All of the Market Area
jurisdictions are located in Morrison County, and include the Cities of Little Falls,
Flensburg, Randall and Sobieski, and the Townships of Agram, Belle Prairie,
Bellevue, Culdrum, Darling, Green Prairie, Little Falls, Parker, Pike Creek,
Ripley, Swan River and Swanville. A map showing the Market Area boundaries
is provided on the following page.
For some demographic data, information for all of Morrison County has also
been provided for comparison.
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Market Area
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Population Data and Trends
Table 1 Population Trends - 1980-2010
1980
Population

1990
Population

2000
Population

% Change
1990-2000

2010
Population

% Change
2000-2010

Little Falls

7,250

7,232

7,719

6.7%

8,343

8.1%

Market Area

17,387

17,679

18,766

6.2%

19,051

1.5%

Morrison County

29,311

29,604

31,712

7.1%

33,198

4.7%

Source: U.S. Census

According to the 2010 Census, Little Falls added 624 residents between 2000
and 2010, for population growth of 8.1%. However, much of this net gain was
from annexation activity, as portions of the adjoining townships were added
into the City limits. According to City officials, there were between 200 and 250
existing rural households that were annexed into the City over the past 10
years. At an average household size of 2.25 persons, the annexation may have
accounted for a net gain of between 450 and 563 people.
Although annexation may have represented a majority of the City’s population
growth, there was also some gain from other causes, including people moving
into the City.
The impact of annexation becomes more defined when changes for the larger
Market Area are examined. The Market Area, which includes small cities and
townships within an approximate 10-mile radius of Little Falls, had very limited
population growth between 2000 and 2010. The entire area added only 285
residents, or a net gain of only 1.5%. The Market Area population growth rate
in the 2000s was well below the level recorded in the 1990s.
Population growth was stronger Countywide. Between 2000 and 2010, all of
Morrison County added 1,486 residents, for an increase of 4.7%. While many
individual jurisdictions had net population gains, the largest numeric growth
occurred in Little Falls and Royalton. However, it appears that much of the net
gain in Little Falls was the result of annexation. Royalton added 426 residents
between 2000 and 2010, for a net population increase of more than 52%. It is
not known if some of this growth was also due to annexation.
The City’s population is primarily White and non-Hispanic. At the time of the
2010 Census, more than 96% of the City’s residents identified themselves as
White for race. Only 1.4% of residents identified themselves as Hispanic/Latino
for ethnicity. As a result of the City’s limited diversity, additional information on
populations by race and ethnicity has not been provided.
 Little Falls Housing Study - 2011
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Population by Age Trends: 2000 to 2010
The release of demographic information from the 2010 Census allows for some
analysis of the area’s changing age patterns. The following table compares
population by age in 2000 and 2010, along with the percentage changes.
Table 2 Population by Age - 2000 - 2010
City of Little Falls
Age

Market Area

2000

2010

Change

2000

2010

Change

0-14

1,579

1,573

-6 / -0.4%

4,265

3,756

-509 / -11.9%

15-19

548

477

-71 / -13.0%

1,598

1,271

-327 / -20.5%

20-24

433

518

85 / 19.6%

889

1,029

140 / 15.7%

25-34

914

1,127

213 / 23.3%

2,006

2,245

239 / 11.9%

35-44

1,067

829

-238 / -22.3%

3,009

2,142

-867 / -28.8%

45-54

859

1,150

291 / 25.3%

2,467

3,084

617 / 25.0%

55-64

582

947

365 / 62.7%

1,569

2,439

870 / 55.4%

65-74

702

659

-43 / -6.1%

1,431

1,456

25 / 1.7%

75-84

674

669

-5 / -0.7%

1,081

1,108

27 / 2.5%

85+

361

394

33 / 9.1%

451

521

70 / 15.5%

8343

624 / 8.1%

18,766

19,051

285

Total
7719
Source: U.S. Census

For many years, demographic analysts have been talking about the impact that
is occurring as the large “baby boom” generation moves through the aging
cycle. This trend has been very evident in Little Falls. Between 2000 and
 Little Falls Housing Study - 2011
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2010, Little Falls had a net gain of 656 people in the age ranges between 45
and 64 years old. In 2010, nearly all of the baby boomers were within these
age ranges. The numeric net change in these two age groups was the largest
of any defined age cohort.
Little Falls also had relatively strong net population growth in the age ranges
between 25 and 34 years old, and in the 20 to 24 year old age range.
However, most of this gain was then negated by a large net decrease in the 35
to 44 year old range, as the baby boomer migration caused a drop within this
age cohort. Although some net growth occurred in the young adult ranges,
there was an overall loss of the adult population age 44 and younger.
Minor population losses occurred in the senior citizen ranges, age 65 and older,
and in the number of children, age 19 and younger.
Most of the same basic aging trends were also present for the larger, Little Falls
Market Area. Very strong net population growth occurred in the age ranges
between 45 and 64 years old. Relatively large population losses occurred
among children and young adults, age 19 and younger.
Although some net growth occurred in the young adult ranges between 20 and
34 years old, there was an overall loss of the adult population age 44 and
younger, due to a large net decrease in the 35 to 44 year old age group.
The number of senior citizens in the Market Area remained largely stable.
Although the City of Little Falls had a small net loss of people age 65 and older,
the entire Market Area had a net gain of 122 people age 65 and older.

Population Projections
The following table presents population projections using two different sources.
The Minnesota State Demographer’s Office has issued population projections for
every jurisdiction. The Demographer’s 2015 projection is provided.
The other set of projections has been calculated by Community Partners
Research, and is based on past patterns of population change. The 20-year
growth trend is based on the rate of change between 1990 and 2010, using the
1990 and 2010 Census. The 10-year growth trend uses the same
methodology, but calculates an annual growth rate from 2000 to 2010.
Since much of the net population gain in Little Falls in recent years has been
due to annexation, an adjustment has been made to the City’s growth rate.
This adjustment has then been used to calculate the projection going forward.
 Little Falls Housing Study - 2011
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Since it is very possible that additional annexation will occur in the future, it
should be recognized that the Little Falls projections reflect population growth
prior to any gains caused by expansion of the current City limits.
Table 3 Population Projections Through 2015
2010 Population
Census

2015 Projection

2015 Projection

2015 Projection

from 10-year trend

from 20-year trend

State Demographer

Little Falls

8,343

8,400

8,500

9,028

Market Area

19,051

19,200

19,430

21,009

Morrison County

33,198

33,975

34,200

36,050

Source: Community Partners Research, Inc.; U.S. Census; MN State Demographer

The Community Partners Research projections expect limited population growth
for Little Falls through the year 2015, excluding future annexation. The annual
range of net population growth would be between 11 and 31 people in an
average year.
In 2007, the State Demographer’s Office issued population projections for
individual jurisdictions. These projections were made following the period of
rapid growth that had occurred in the first half of the last decade. As the
national economy slowed, the growth rate in most Minnesota communities
dropped substantially. As a result, the projections made in 2007 have proven
to be overly optimistic.
Although the Demographer’s projection of 9,028 people in Little Falls seems
very high, based on the 2010 Census count of 8,343 residents, it still
represents a usable forecast for the City’s net growth. The Demographer had
assumed that the population in Little Falls would be much larger in 2010, at
8,718 residents, nearly 500 people above the level reported by the Census.
Starting from this higher base level, the Demographer’s forecast of the net
change between 2010 and 2015 was only 310 people. Growth of this scale is
certainly achievable, especially if some additional annexation activity occurs.
Adjusting to the 2010 Census as a new starting point, the addition of 310
people would yield a 2015 projection of 8,653 people.
The Community Partners Research projections for the entire Market Area are
viewed as more reliable than the City-level projections, since no adjustment is
required to account for annexation activity. These projections expect the
Market Area to have net population growth of between 30 and 76 people per
year through 2015.
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If only the net change is examined, the State Demographer’s projection for the
Market Area expects average annual growth of approximately 170 residents per
year. This forecast seems unreliable, as the Market Area averaged fewer than
30 additional residents per year between 2000 and 2010.
The Community Partners Research projections for all of Morrison County expect
average net growth of 155 to 200 people per year through the year 2015. The
State Demographer has projected that the County will add nearly 315 people
per year between 2010 and 2015.
This Study has also reviewed the County-level projections contained in the
Morrison County Comprehensive Plan, which was adopted in 2005. This Plan
utilized the State Demographer’s population forecasts that existed at that time,
before they were adjusted upward in 2007. In retrospect, the superseded
projections from 2005 have proven to be much more accurate than the 2007
revisions. As presented in the Comprehensive Plan, Morrison County was
projecting net population growth of 1,050 people between 2010 and 2015, or
an average of 210 people per year. The population forecasts used for the
Comprehensive Plan are very consistent with the upper end of the possible
growth range calculated by Community Partners Research.
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Household Data and Trends
Table 4 Household Trends - 1980-2010
1980
Households

1990
Households

2000
Households

% Change
1990-2000

2010
Households

% Change
2000-2010

Little Falls

2,689

2,901

3,197

10.2%

3,608

12.9%

Market Area

5,691

6,270

6,984

11.4%

7,595

8.7%

Morrison County

9,505

10,399

11,816

13.6%

13,080

10.7%

Source: U.S. Census

According to the 2010 Census, Little Falls added 411 households between 2000
and 2010. This represented household growth of 12.9%. However, much of
this total was due to a shift of existing area households, as portions of
neighboring townships were annexed into the City limits. After adjusting for
estimated annexation gains of 200 to 250 households, the actual net increase
for the City was probably between 161 and 211 additional households. The
adjusted rate of growth would be between 5% and 7%.
Over the past 30 years, Little Falls has consistently added households. While
some of this was due to annexation, there have also been household gains from
new households being formed or households moving into the City. In the
1980s, there was a net gain of 212 households, followed by net growth of 296
households in the 1990s. Even adjusting for annexation after 2000, the City
probably added close to 200 additional households.
Despite very limited population growth in the entire Little Falls Market Area,
there were a number of households added. For the Market Area, including Little
Falls, there was a net gain of 611 households, for a growth rate of nearly 9%.
Household growth in Morrison County was relatively strong between 2000 and
2010, as the County added more than 1,250 households, for a growth rate of
nearly 11%. Nearly all of the individual cities and townships within the County
added households. Little Falls had the largest net increase, at 411 households
(including annexation), followed by Royalton with 132 households, Little Falls
Township with 82 households, and Pierz with 73 additional households.
Only two individual subdivisions within the County lost households during the
decade. Belle Prairie Township lost 151 households. Presumably, this
represents much of the annexation gain that occurred in Little Falls. The only
other jurisdiction to lose households was the City of Flensburg, which lost five
households. Two additional Cities, Sobieski and Upsala, had no net change in
the number of households.
 Little Falls Housing Study - 2011
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Household by Age Trends: 2000 to 2010
The 2010 Census allows for some analysis of the area’s changing age patterns.
The following table compares households by age of householder in 2000 and
2010, along with the percentage changes.
Table 5 Households by Age - 2000 - 2010
City of Little Falls
Age

Market Area

2000

2010

Change

2000

2010

Change

15-24

209

203

-6 / -2.9%

310

286

-24 / -7.7%

25-34

493

574

81 / 16.4%

972

1,056

84 / 8.6%

35-44

609

469

-140 / -23.0%

1,581

1,128

-453 / -28.7%

45-54

508

680

172 / 33.9%

1,387

1,706

319 / 23.0%

55-64

353

580

227 / 64.3%

898

1,428

530 / 59.0%

65-74

431

418

-13 / -3.0%

894

903

9 / 1.0%

75-84

424

454

30 / 7.1%

709

766

57 / 8.0%

85+

170

230

60 / 35.3%

233

322

89 / 38.2%

3,608

411 / 12.9%

6,984

7,595

611 / 8.7%

Total
3,197
Source: U.S. Census

Consistent with the population by age data presented earlier, the household
patterns show most of the net change occurring in the baby boomer age
groups. For both Little Falls and the Market Area, the largest net growth in
households occurred in the 10-year age groups between 55 and 64 years old,
and between 45 and 54 years old. For the entire Market Area there were nearly
850 households added in these two 10-year age ranges.
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The movement of the baby boomers through the aging cycle also resulted in a
large net reduction in households age 35 to 44 years old, as the age group
immediately younger was much smaller in size, and they could not replace the
advancing baby boomers. For both Little Falls and the Market Area, there was
an overall net decrease in the number of households age 44 and younger. For
the entire Market Area, there were approximately 400 fewer households in
2010 than in the year 2000, in the age groups under 45 years old.
There was a minor increase in the number of senior-headed households. Most
of the net growth was due to older seniors, age 85 and above. Most of these
older seniors were residing in Little Falls in 2010, and probably were living in
many of the City’s specialized senior housing options.

Average Household Size
The following table provides decennial Census information on average
household size.
Table 6 Average Number of Persons Per Household 1980-2010
1980 Census

1990 Census

2000 Census

2010 Census

Little Falls

2.53

2.38

2.29

2.21

Market Area

2.97

2.75

2.63

2.46

Morrison County

3.03

2.79

2.64

2.50

Source: U.S. Census

Household formation has been occurring at a different rate than population
change in recent decades due to a steady decrease in average household size.
This has been due to household composition changes, such as more single
parent families, fewer children per family, more senior households due to longer
life spans, and more people living alone.
The average household size in Little Falls decreased over the past three
decades. The City’s average household size decreased from 2.29 persons per
household in 2000 to 2.21 persons per household in 2010.
This same pattern was evident in both the Market Area and in Morrison County,
although both of these areas still had a larger average household size than
Little Falls.
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As presented earlier in this section, the ongoing trend of fewer people per
household has meant that household formation has been occurring at a
significantly faster rate than population growth. This has the potential to create
growth-generated demand for housing units even in communities that are not
experiencing any significant population increase.

Household Projections
The following table presents household projections using two different
calculation methods. Both of these calculations have been generated by
Community Partners Research, and are based on the rate of change that was
present between 2000 and 2010, and between 1990 and 2010.
As with population projections, the forecast for Little Falls has assumed that a
significant amount of household growth over the last decade was due to
annexation activity. The rate of growth has therefore been adjusted downward
when projecting future change. Any gain from annexation that occurs over the
next five years would be in addition to the totals presented below.
Table 7 Household Projections Through 2015
2010 Census

2015 Projection from
10-year trend

2015 Projection from
20-year trend

Little Falls

3,608

3,705

3,750

Market Area

7,595

7,925

8,000

Morrison County

13,080

13,780

13,925

Source: U.S. Census; Community Partners Research, Inc.

Projections created by Community Partners Research, using past growth rates,
expect Little Falls to add between 97 and 142 households between 2010 and
2015. On an average basis, this would be 19 to 28 additional households per
year. Additional growth is possible from annexation.
For the larger, Little Falls Market Area, total projected growth over the five-year
period is 330 households to 405 households. This would result in average
annual growth of 66 to 81 households.
For all of Morrison County, the rate-based calculations expect 700 to 845
additional households by 2015, or 140 to 169 households in an average year.
Once again, this Study has also reviewed the County-level projections contained
in the Morrison County Comprehensive Plan, which was adopted in 2005. This
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Plan utilized the State Demographer household forecasts that existed at that
time, before they were adjusted upward in 2007. As presented in the
Comprehensive Plan, Morrison County was planning on net growth of 760
households between 2010 and 2015, or an average of 152 households per year.
This projection from the Comprehensive Plan is near the midpoint of the
possible growth range calculated by Community Partners Research.

Households by Type
The 2010 Census can be compared to statistics from 2000 to examine changes
in household composition. The following table looks at household trends within
the City of Little Falls.
Table 8 Little Falls Household Composition From 2000 to 2010
2000 Census

2010 Census

Change

Family Households
Married Couple with Children

555

472

-83 / -15.0%

Single Parent with Children

380

445

65 / 17.1%

Married Couple without children

814

904

90 / 11.1%

Family Householder without spouse

151

234

83 / 55.0%

Total Families

1,900

2,055

155 / 8.2%

Non-Family Households
Single Person

1,152

1,317

165 / 14.3%

Two or more persons

145

236

91 / 62.8%

Total Non-Families

1,297

1,553

256 / 19.7%

Source: U.S. Census

Between 2000 and 2010, Little Falls did experience growth in the number of
“family” households, with two or more related individuals living together.
However, there was a decrease in the number of married couples with children.
The growth among families was due to married couples without children, singleparent families with children, and other non-married families.
The City had an even greater level of household growth in “non-family”
households. This was primarily due to a large increase in the number of people
living alone. There was also an increase in the number of unrelated individuals
living together.
 Little Falls Housing Study - 2011
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Tenure by Age of Householder
The 2010 Census can be compared to information from 2000 to better evaluate
the tenure distribution of households within each defined age range. The
following table examines the percentages of renters and owners in each age
group, in both 2000 and 2010. The first table looks at the City of Little Falls,
while the second table examines the entire Market Area.
Table 9 Little Falls Tenure by Age of Householder - 2000 to 2010
2000 Census
Age

2010 Census

Owners

Renters

Owners

Renters

15-24

53 / 25.4%

156 / 74.6%

50 / 24.6%

153 / 75.4%

25-34

274 / 55.6%

219 / 44.4%

317 / 55.2%

257 / 44.8%

35-44

426 / 70.0%

183 / 30.0%

309 / 65.9%

160 / 34.1%

45-54

377 / 74.2%

131 / 25.8%

467 / 68.7%

213 / 31.3%

55-64

257 / 72.8%

96 / 27.2%

439 / 75.7%

141 / 24.3%

65-74

331 / 76.8%

100 / 23.2%

308 / 73.7%

110 / 26.3%

75-84

272 / 64.2%

152 / 35.8%

298 / 65.6%

156 / 34.4%

85+

76 / 44.7%

94 / 55.3%

99 / 43.0%

131 / 57.0%

Total

2,066 / 64.6%

1,131 / 35.4%

2,287 / 63.4%

1,321 / 36.6%

Source: U.S. Census

Although the past decade has generally been regarded as a strong period for
home ownership, the City of Little Falls had a minor decrease in the ownership
rate. In 2000, 64.6% of the City’s households were home owners. By 2010,
the ownership rate had dropped to 63.4%.
Within the defined age ranges, there was limited movement in the household
tenure rates. The largest increase in the ownership rate occurred among
households age 55 to 64 years old. In 2010, 75.7% of these households owned
their unit, compared to 72.8% in the year 2000. There was also some
ownership rate increase among households 75 to 84 years old.
In each of the other age ranges, the home ownership rate dropped over the last
decade, although the percentage decrease was generally less than 2% or 3%.
The largest drop in the home ownership rate was among households age 45 to
54 years old. In 2000, 74.2% of these households owned their unit. By 2010,
the ownership rate had dropped to 68.7%.
 Little Falls Housing Study - 2011
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In numeric terms, most of the net growth in households occurred in the age
groups between 45 and 64 years old. With the aging of the “baby boomers”
there was a large numeric increase among both owners and renters in these
age ranges. The number of home owners increased by 272 households, while
the number of renters increased by 127 households.
Even though there was a net loss in the senior citizen population in Little Falls,
age 65 and older, there was a slight increase in the number of senior-headed
households between 2000 and 2010. This would once again be due to smaller
average household size, often representing a senior living alone. The City
added 26 senior-headed home owners and 51 senior-headed renters. Most of
the rental increases came from seniors age 85 and older, and probably reflects
the growth of specialized senior housing that has been developed in Little Falls.
Table 10 Market Area Tenure by Age of Householder - 2000 to 2010
2000
Age

2010

Owner

Renter

Owner

Renter

15-24

117 / 37.7%

193 / 62.3%

93 / 32.5%

193 / 67.5%

25-34

666 / 68.5%

306 / 31.5%

702 / 66.5%

354 / 33.5%

35-44

1,328 / 84.0%

253 / 16.0%

896 / 79.4%

232 / 20.6%

45-54

1,208 / 87.1%

179 / 12.9%

1,448 / 84.9%

258 / 15.1%

55-64

784 / 87.3%

114 / 12.7%

1,249 / 87.5%

179 / 12.5%

65-74

771 / 86.2%

123 / 13.8%

768 / 85.0%

135 / 15.0%

75-84

529 / 74.6%

180 / 25.4%

579 / 75.6%

187 / 24.4%

85+

124 / 53.2%

109 / 46.8%

174 / 54.0%

148 / 46.0%

Total

5,527 / 79.1%

1,457 / 20.9%

5,909 / 77.8%

1,686 / 22.2%

Source: U.S. Census

Since most of the Market Area’s rental housing stock is located within the City
of Little Falls, home ownership rates are higher when the larger geographical
area is examined. Overall, 77.8% of households owned their unit in 2010,
down from the 79.1% ownership rate in 2000.
There was generally limited movement in the ownership rate in most age
ranges. However, each of the groups age 54 and younger did have a
percentage decrease in the rate of home ownership over the last decade. Most
of the age groups 55 and older saw an increasing rate of home ownership,
although the percentage increase was only 1% or less. The only older adult
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age group that experienced a decline in the ownership rate was the 65 to 74
year old range.
Despite the expansion of housing options for senior citizens over the last
decade, most older seniors still owned their housing unit in 2010. Even in the
age group age 85 and older, the rate of ownership increased from 53.2% in
2000, to 54% in 2010.

Tenure by Household Size
The 2010 Census did provide information on housing tenure by household size.
This can be compared to 2000 Census information to better understand trends
for housing unit needs. The following table provides information for Little Falls.
Table 11 Little Falls Tenure by Household Size - 2000 to 2010
Owners

Renters

Household
Size

2000

2010

Change

2000

2010

Change

1-Person

548

608

60

604

709

105

2-Person

748

922

174

265

299

34

3-Person

277

323

46

121

151

30

4-Person

293

238

-55

80

95

15

5-Person

134

128

-6

41

43

2

6-Person

41

52

11

18

16

-2

7-Persons+

25

16

-9

2

8

6

Total

2,066

2,287

221

1,131

1,321

190

Source: U.S. Census

Over the past decade, there was growth among smaller households. Among
home owners, most of the net growth occurred among households with only
one or two household members. Overall, there was a slight decrease in the
number of owner households with three or more household members. This
would be consistent with some of the other demographic characteristic
information provided earlier, including an aging population and a continued
decrease in the average household size.
The patterns were generally similar for renters in Little Falls, but there was
even greater net growth among one-person households. Households with three
or fewer household members represented nearly 89% of the net change
between 2000 and 2010.
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2009 Income Data
The 2010 Census did not collect information on household income. However,
estimates are available at the City and County level through the 2009 American
Community Survey.
Household income represents all independent households, including people
living alone and unrelated individuals together in a housing unit. Families are
two or more related individuals living in a household. No median income
information was available for the jurisdictions that form the Market Area.
Table 12 Median Household Income - 2000 to 2009
1999 Median

2009 Median

% Change

Little Falls

$30,547

$36,619

19.9%

Morrison County

$37,047

$48,582

31.1%

Minnesota

$47,111

$57,007

21.0%

Source: U.S. Census; 2009 ACS

Table 13 Median Family Income - 2000 to 2009
1999 Median

2009 Median

% Change

Little Falls

$40,289

$40,313

0.1%

Morrison County

$44,175

$55,350

25.3%

Minnesota

$56,874

$70,887

24.6%

Source: U.S. Census; 2009 ACS

Income information contained in the 2009 American Community Survey shows
some income growth within the City of Little Falls over the past decade, but the
rate of growth trailed the surrounding area. The City’s median household
income level increased by nearly 20%, but was still less than $37,000. In
contrast, the median household income level for all of Morrison County
increased by more than 31% during the same time period, and was above
$48,500 in 2009. Little Falls has a large number of renter households and a
large number of senior citizen households, both of which tend to have lower
income levels.
Family household incomes tend to be much higher than the overall household
median, as families have at least two household members. While the median
family income in Little Falls was higher than the median household income,
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there was almost no increase between 1999 and 2009. This could be a case
where the American Community Survey margin of error impacts the reported
results. In Little Falls, the median family income level could be as high as
$46,500 and still be within the possible margin of error.
Using the commonly accepted standard that 30% of gross income can be
applied to housing expenses without experiencing a cost burden, a median
income household in Little Falls could afford approximately $915 per month for
ownership or rental housing in 2009. A household at the median income level
for the entire Market Area could afford approximately $1,215 for housing costs.

Market Area Household Income Distribution
The 2009 American Community Survey household income estimates for the
entire Market Area can be compared to the same distribution information from
the 2000 Census to examine changes that have occurred over the past decade.
It is important to note that the 2009 American Survey did overestimate the
total number of households in the Market Area. When compared to the 2010
Census, the 2009 estimate was high by 266 households, or more than 3%.
Table 14 Market Area Household Income Distribution - 1999 to 2009
Household Income

Number of
Households 1999

Number of
Households in 2009

Change 2000 to 2009

$0 - $14,999

1,263

1,213

-50

$15,000 - $24,999

1,008

987

-121

$25,000 - $34,999

970

712

-158

$35,000 - $49,999

1,303

1,255

-48

$50,000 - $74,999

1,502

2,010

508

$75,000 - $99,999

585

846

261

$100,000+

371

838

467

Total

7,002

7,861

859

Source: 2009 ACS; 2000 Census

According to income estimates contained in the 2009 American Community
Survey, household incomes have generally improved in the Little Falls Market
Area, especially in the higher income ranges. When compared to the 2000
Census (1999 income), the number of households with an income of $75,000 or
better had increased by more than 700 households. The number of households
with an income of $50,000 or better had increased by more than 1,200.
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Although there was some minor decrease in the number of households in the
lower income ranges, there were still approximately 2,200 households with an
annual income below $25,000, including more than 1,200 households with an
income below $15,000.

Little Falls Income Distribution by Housing Tenure
In addition to overall household income, the 2009 American Community Survey
provides an estimate by owner and renter status. The following table examines
income distribution within the City of Little Falls.
The American Community Survey appears to have underestimated the total
number of households in Little Falls, when compared to the more accurate 2010
Census. For total households, the American Community Survey reported 115
fewer households than the Census, although part of the difference would be
caused by the one-year difference in the effective date. The American
Community Survey also estimated 49 more renter households than the Census,
and 164 fewer owner households. Despite these minor differences the
American Community Survey still represents the best look at income
distributions.
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Table 15 Little Falls Household Income Distribution by Tenure - 2009
Household Income

Number of Owner
Households

Number of Renter
Households

Total Households

$0 - $14,999

244

562

806

$15,000 - $24,999

253

329

582

$25,000 - $34,999

163

167

330

$35,000 - $49,999

494

94

588

$50,000 - $74,999

603

210

813

$75,000 - $99,999

133

0

133

$100,000+

233

8

241

Total

2,123

1,370

3,493

Source: 2009 ACS

Household income and housing tenure are often linked for most households,
with home owners generally having higher annual income levels, and renters
having lower incomes. More than 77% of renter households in Little Falls had
an annual income below $35,000. At 30% of income, these households would
have $875, or less, that could be applied to monthly housing costs. The median
income for all renter households was $17,121 in 2009.
Conversely, most owner households had a substantially higher income level.
Approximately 70% of owner households had an annual income of $35,000 or
more. The estimated median household income for owners in 2009 was
$46,354.
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2009 Estimated Income and Housing Costs - Renters
In addition to collecting income data, the American Community Survey also
collected information on housing costs. The following table provides data on
the number of renter households that are paying different percentages of their
gross household income for housing costs in the City of Little Falls.
Table 16 Gross Rent as a Percentage of Household Income - Little Falls
Percentage of Household
Income for Housing Costs

Number of Renter
Households 2009

Percent of All Renter
Households 2009

0% to 19.9%

307

22.4%

20% to 29.9%

387

28.2%

30% to 34.9%

58

4.2%

35% or more

593

43.3%

Not Computed

25

1.8%

Total

1,370

100%

Source: 2009 ACS

Based on the more recently released tenure information from the 2010 Census,
the 2009 American Community Survey did overestimate the number of renter
households in Little Falls by as much as 4%. However, the estimates on
housing cost burden are the best available information on income and expenses
for housing.
According to the American Community Survey, nearly 48% of all renters in the
City were paying 30% or more of their income for rent. The large majority of
these households were actually paying 35% or more of their income for
housing. Federal standards for rent subsidy programs generally identify 30% of
household income as the maximum household contribution. When more than
30% of income is required, this is often called a “rent burden”. When more
than 35% is required, this can be considered a “severe rent burden”.
Although a housing cost burden could be caused by either high housing costs or
low household income, in Little Falls it is primarily due to low income levels for
renters. More than 87% of the renter households with a housing cost burden
had an annual household income below $20,000. To avoid a cost burden, these
lower income households would need a unit with a gross monthly rent of $500
or less.
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2009 Estimated Income and Housing Costs - Owners
The American Community Survey also provided housing cost estimates for
owner-occupants. The following table provides estimates of the number of
households in the City of Little Falls that are paying different percentages of
their gross household income for housing costs.
Table 17 Home Ownership Costs as a Percentage of Household
Income - Little Falls
Percentage of Household
Income for Housing Costs

Number of Owner
Households 2009

Percent of All Owner
Households 2009

0% to 19.9%

934

44.0%

20% to 29.9%

445

21.0%

30% to 34.9%

226

10.6%

35% or more

518

24.4%

Not Computed

0

0%

Total

2,123

100%

Source: 2009 ACS

Based on the 2010 Census, the 2009 American Community Survey
underestimated the number of owner households in the City by approximately
7%, although some of this difference may also have been due to the one-year
time difference between the effective dates of the data.
Most owner-occupants, which would include households with and without a
mortgage, reported paying less than 30% of their income for housing.
However, 35% of all home owners reported that they paid more than 30% of
their income for housing. Most of these households were paying more than
35% of income for housing costs.
As would be expected, the large majority of cost-burden home owners had a
mortgage on their home. However, approximately 18% of owners reporting a
cost burden had no mortgage. In these cases, it is generally a low annual
income that has caused the cost burden, such as a retiree that now lives on a
fixed income.

 Little Falls Housing Study - 2011

25

Existing Housing Stock 

Section Table of Contents
Page
Building Permit Trends

27

Existing Home Sales

29

Median Home Sale Price Trends

30

2010 Sales by Price Range

31

Active Residential Listings

32

Region Home Sales Trends

34

Home Foreclosure Activity

35

Little Falls Foreclosure Data

36

Neighborhood Housing Condition Analysis

37

Mobile Home Condition Analysis

39

 Little Falls Housing Study - 2011

26

Existing Housing Stock 

Building Permit Trends
Like many communities in Minnesota, Little Falls had a significant amount of
new housing construction activity over the last 12 years. The following table
identifies the units that have been added to the City’s housing inventory since
the year 2000.
Annual reports of residential permit issuance were not readily available from the
City. Information in the following table has been assembled by Community
Partners Research using a variety of sources.
Some specialized housing units, such as memory care or assisted living, are
classified as “commercial” construction projects, and are not reported as
residential activity. The following table includes these commercial projects as
housing construction, even though the units may be better defined as “group
quarters” housing, rather than independent living units.
Table 18 Little Falls Housing Unit Construction Activity: 2000 to 2011
Housing Type

Single Family

Two Unit

Three/Four Unit

Five+ Unit

TOTAL

2011*

2

6

0

0

8

2010

3

0

0

51

54

2009

5

2

24

0

31

2008

6

0

0

0

6

2007

20

8

0

38

66

2006

54

2

0

0

56

2005

50

0

0

24

74

2004

30

2

0

0

32

2003

43

0

0

20

63

2002

18

6

0

0

24

2001

26

0

0

24

50

2000

24

0

0

42

66

TOTAL

281

26

24

199

530

Source: 2002 Housing Study; Census Bureau; City of Little Falls; Community Partners Research
* 2011 reflects permit issuance through August
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Between 2000 and August 2011, approximately 530 new housing units were
added to the City through new construction, based on building permit issuance.
Approximately 60% of this activity occurred in the period between 2000 and
2005. While a number of units have been added after 2005, many of these
were in multifamily rental projects.
There has been a significant reduction in construction activity since 2007 in one
and two unit structures. Between 2000 and 2007, the City was averaging
approximately 35 units per year. From 2008 to 2010, this average annual
production dropped to five units per year. Partial-year information for 2011
shows very limited construction activity, with only eight one and two family
units permitted through August, and four of these are believed to be rental
units, constructed as duplexes.
Although single family housing construction activity has been slowing, there has
been more consistent production in the multifamily rental segment. The major
multifamily projects over the last decade include:
2010

Highland Senior Living - 51 units, including independent, assisted
living and memory care housing options

2009

River Rock Townhomes - 24 units of income-based housing,
including six supportive units for long-term homeless populations

2007

Willow Apartments - 8 additional units of subsidized general
occupancy housing

2007

Diamond Willow - 20 sleeping rooms in a specialized senior project
proving assisted living and memory care housing

2007

Office Building Conversion - 10 units of general occupancy housing
created through the conversion of an existing building

2005

Riverwood Pines - 24 units of income-based housing created
through the conversion of a historic building into rental housing

2005

Westside Townhomes - 8 units of general occupancy rental housing

2003

Harmony House - 20 sleeping rooms in a specialized senior project
proving memory care housing

2001

Highland Court - 24 units of income-based housing

2000

Bridgeway Estates - 42 units of senior housing offering both light
services and assisted living
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Existing Home Sales
This section examines houses that have been sold within a recent 12-month
sales period. The information used was obtained from the Morrison County
Assessor’s Office. It is the County’s sales ratio study for the period between
October 1, 2009 and September 30, 2010. More recent sales information was
not available from the County.
It is important to note that the number of houses that are sold in any 12-month
period is limited, and may not be an accurate indicator of overall home values.
However, this annual sample does provide some insight into sales patterns and
trends in the City.
The sales information reflects only those sales that are determined to be “fair
market transactions”. The sale price used is an adjusted value, which removes
the value of personal property, and also adjusts for terms, points, and similar
items that impact the sale.
The County’s data collection n sales activity is used to compare sales price to
tax value. As a result, the County information primarily reflects existing home
sales that have an established tax value. New construction sales activity would
generally not be recorded in the data that was used for this analysis.
Table 19 Little Falls Residential Sales - 2010 Sales Year
Sales Ratio Year

Number of
Good Sales

Median Sale
Price

Highest Sale

Lowest Sale

2010

79

$105,400

$263,000

$28,700

Source: Morrison County Assessor; Community Partners Research, Inc.

The median home sale price in Little Falls in 2010 was $105,400. There were
79 improved residential sales of single family houses in the City that were
considered to be “fair market” transactions.
Certain transactions would be excluded from the County analysis, since they
may not be fair market transactions. This would include foreclosures, “short
sales”, or transactions between family members that may be completed for less
than fair market value.
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Median Home Sale Price Trends
Information on trends in home sales has been obtained from the Minnesota
Department of Revenue. The following table shows the number of “good” sales
in each 12-month sales period dating back to 2004, along with the median price
from each year.
Table 20 Little Falls Residential Sales - 2004 to 2010
Sales Ratio Year

Number of Good Sales

Median Sale Price

2010

79

$105,400

2009

47

$105,040

2008

76

$107,500

2007

101

$115,500

2006

128

$120,100

2005

154

$110,500

2004

120

$111,400

Source: MN Department of Revenue

Little Falls has experienced a significant reduction in the number of qualified
residential sales, and in the median sale price in recent years. The volume of
sales peaked in 2005, when 154 good transactions occurred. The median sale
price peaked the following year, at $120,100.
One issue that may be impacting the declining volume of annual sales is the
increase in home foreclosure transactions, and “short sales” that may be
occurring, since these would be excluded from the State’s sales ratio analysis.
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2010 Home Sales by Price Range
Table 21 Little Falls Home Sales by Price Range - 2010 Sales Year
Sale Price

Number of Sales

Percent of Sales

Less than $50,000

7

8.9%

$50,000 - $74,999

13

16.5%

$75,000 - $99,999

12

15.2%

$100,000 - $124,999

24

30.4%

$125,000 - $149,999

14

17.7%

$150,000 - $174,999

4

5.1%

$175,000 - $199,999

2

2.5%

$200,000+

3

3.8%

Total

79

100%

Source: Morrison County Assessor; Community Partners Research, Inc.
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A majority of recent residential sales were priced less than $125,000. In the
12-month sales period ending September 30, 2010, 70% of all existing home
sales were for $124,999 or less. Only 11.4% of all sales were for $150,000 or
more.

Active Residential Listings
The website Realtor.com, maintained by the National Association of Realtors,
was used to collect information on active residential real estate listings in Little
Falls. On August 15, 2011, there were 192 homes listed for sale. However,
some of the houses had duplicate listings. The analysts have attempted to
identify and remove duplicate listings from the data. After removing obvious
duplications, the adjusted total of listed properties dropped to 136 houses.
Some of the homes were not within the City limits, but were listed as Little Falls
houses, based on their location near the City.
Most of the listings were identified as existing homes, but seven of the listings
were new construction. Some of the new construction listings appear to be
home plans that can be built, but that have not yet started construction. There
were four listings identified as some type of attached housing, such as a twin
home, and there were three properties identified as manufactured/mobile
homes. The remaining 122 listings were identified as single family homes.
It is important to note that the active properties are those included in the
Multiple Listing Service (MLS) and would generally be offered through a real
estate agent. There are other properties that are posted for sale in Little Falls
that would not be part of the MLS, including most homes being offered “for sale
by owner”.
The following table examines the MLS listings in August 2011 by listing price. It
includes all types of homes as posted on Realtor.com.
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Table 22 Little Falls MLS Listings by Price Range - August 2011
Listing Price

Number of Houses Listed

Percent of Houses Listed

Less than $50,000

10

7.4%

$50,000 - $74,999

12

8.8%

$75,000 - $99,999

11

8.1%

$100,000 - $124,999

21

15.4%

$125,000 - $149,999

31

22.8%

$150,000 - $174,999

10

7.4%

$175,000 - $199,999

5

3.7%

$200,000+

36

26.5%

Total

136

100%

Source: Realtor.com; Community Partners Research, Inc.

Based on the listings on Realtor.com, Little Falls has a relatively large inventory
of houses that are priced at $200,000 or more. Overall, nearly 38% of active
listings are priced at $150,000 or more, and approximately 62% of the listings
are priced below $150,000.
The following chart compares the active listings by listing price, along with the
number of homes sold within the same price range in Little Falls in the 2010
sales ratio report. This is not a perfect comparison. There is often more than a
one year time difference between the two data samples being compared. It is
also very possible that some of the listings are not within the City limits,
although the sales report was for homes sold within the City. Still, it allows for
some comparison of recent supply and demand for homes.
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Based on the comparison chart, Little Falls tends to have an oversupply of
homes that are being offered in each of the price ranges above $125,000.
However, the active listings represent the seller’s asking price, and it is possible
that the actual future sale price will be somewhat lower. Even with some
possible movement in the listing prices, it is obvious that the supply of houses
priced at $200,000 or more, greatly exceeds the number of homes that actually
sold within this same price range in 2010.
The current supply of listings in all prices ranges also appears to be very large
when compared to past sales activity. In the 2010 sales report, there were 79
“arms length” sales transactions in Little Falls. In August 2011 there were 136
homes in the MLS identified with a Little Falls location. When active home
listings outside of the MLS are added to the supply total, it is very likely that the
number of homes currently for sale would be approximately two times greater
than the expected closed sales volume.

Regional Homes Sales Trends
The Minnesota Association of Realtors has produced local update reports that
detail home sales trends in the different regions of the State. Morrison County
is in a region that also includes Cass, Crow Wing, Todd and Wadena Counties.
The most recent report covers activity through June 2011.
Through the first six months of 2011, the number of new home listings in the
Multiple Listing Service had decreased by nearly 24%, when compared to the
same time period in 2010. The number of closed sales also had declined, but
only by 9.3%.
The median sale price for the five-County region had decreased by 12%
compared to 2010, and was at $110,000. The average number of days that a
house had been on the market increased slightly, from 167 days in 2010, to
172 days in 2011.
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Home Foreclosure Activity
Starting in 2007, many national reports began to surface about the growing
number of home foreclosures. Initially linked to the popularity of adjustable
rate mortgages and the expansion of sub-prime mortgage lending, as many
housing markets cooled and the national economy moved into a period of
recession, the foreclosure crisis spread to broader segments of the housing
market.
While tracking current foreclosures is relatively easy, predicting future
foreclosure activity is difficult. Delinquent borrowers have a number of different
procedural steps that must be met before actual foreclosure occurs. Our
research examines information about past activity, but does not include a future
prediction.
HousingLink and the Greater Minnesota Housing Fund have been tracking
mortgage foreclosure activity across the State for the past few years. They
have produced annual foreclosure reports since 2007. Their reports provide
details on foreclosure activity at the County level, as well as a comparison with
other Counties in the State. Although information specific to Little Falls is not
available from this source, the City is the largest single jurisdiction in Morrison
County, and would represent a large share of the Countywide statistics.
In addition to collecting information on the number of foreclosures, based on
Sheriff’s Sale data, HousingLink has also attempted to calculate a rate of
foreclosure, by comparing the annual total to the number of residential parcels
in each County. While this rate calculation does not yield a perfect number, it
does allow for a standardized comparison measure between all of the Counties
in the State. The following table presents the actual number of foreclosures,
followed by the calculated rate of foreclosure, as calculated by HousingLink.
Table 23 Morrison County Home Foreclosures - 2005 to 2011*

Number of foreclosures

2005

2006

2007

2008

2009

2010

2011*

52

77

93

116

107

112

66

0.93%

0.85%

0.87%

N/A

Rate of foreclosures
0.43% 0.63% 0.75%
Source: HousingLink; Community Partners Research
*2011 is first quarter only

HousingLink reported a rapid rise in the Countywide home foreclosure volume
between 2005 and 2008 in Morrison County. Since 2008, there has been a
relatively stable level of foreclosures, although 2008 still represents a peak year
for both the number of foreclosures and the rate.
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In both the first quarter and second quarters of 2011, there were 33
foreclosures/quarter in the County. If this level is sustained, 2011 has the
potential to surpass 2008.
HousingLink also attempts to put the rate of foreclosure in perspective, by
comparing the number of foreclosure to the total number of residential parcels
present. Their methodology may have changed somewhat in the past few
years, as the early year rates appear to have been compared to the estimated
number of households, while the past few years have compared foreclosures to
the number of residential parcels.
For comparative purposes, Morrison County ranked 28th of Minnesota’s 87
Counties in the highest rate of home foreclosures for the first two quarters of
2011. For the last full year of data, Morrison County ranked 34th in the State
for the total number of foreclosures, and 42nd in the highest foreclosure rate.

Little Falls Foreclosure Data
The information reported by HousingLink is for all of Morrison County. Attempts
to obtain city-level information were unsuccessful. The Morrison County
Assessor, Auditor and Sheriff Offices were all contacted. None of them have
maintained foreclosure records specifically for the City of Little Falls.
One source of information that is often cited for national stories on home
foreclosures is Realty Trac, Inc. In August 2011, Community Partners Research
viewed the Realty Trac website. Only eight bank-owned properties were
identified in Little Falls. Based on addresses, it is possible that half of these
properties may have been in the Little Falls area, but outside of the City limits.
Another source of information about foreclosed homes is the Multiple Listing
Service (MLS). The website Realtor.com, maintained by the National
Association of Realtors, identified 11 active foreclosure listings in Little Falls in
August. However, based on the property addresses, it was possible that two or
three of the foreclosed properties were actual outside of the City limits, but did
have a Little Falls mailing address. When compared to the 122 active
residential MLS listings for Little Falls at that time, the foreclosed properties
represented approximately 9% of the inventory that was listed for sale.
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Neighborhood Housing Condition Analysis
Community Partners Research, Inc. representatives conducted a visual
‘windshield’ survey of 566 single family/duplex structures in three
neighborhoods in the City of Little Falls. Houses that appeared to contain three
or more units were excluded from the survey.
The neighborhood boundaries are as follows. A map of the neighborhoods is
provided on the following page.
Neighborhood #1 - North - Ninth Avenue NE; South - First Avenue NE;
West - First Street NE; East - Fifth Street NE
Neighborhood #2 - North - Thirteenth Avenue NE; South - First Avenue NE;
West - Sixth Street NE; East - Seventh Street NE
Neighborhood #3 - North - Sixth Avenue NW; South - First Avenue NW;
West - Fourth Street NW; East - First Street NW
Houses were rated in one of four levels of physical condition, as defined below.
The visual survey analyzed only the physical condition of the visible exterior of
each structure. Exterior condition was assumed to be a reasonable indicator of
the structure’s interior quality.
Dilapidated houses are generally considered beyond repair. Major Repair
houses need multiple major improvements such as roof, windows, siding,
structural/foundation, etc. Houses in this condition category may or may not be
economically feasible to rehabilitate. Minor Repair houses are judged to be
generally in good condition and require less extensive repair, such as one major
improvement. Houses in this condition category will generally be good
candidates for rehabilitation programs because they are economically feasible
to repair. Sound houses are judged to be in good, ‘move-in’ condition. Sound
houses may contain minor code violations and still be considered Sound.
Table 24 Neighborhood Windshield Survey Results - 2011
Neighborhood

Sound

Minor Repair

Major Repair

Dilapidated

Total

#1

70 (26.3%)

134 (50.4%)

56 (21.1%)

6 (2.2%)

266

#2

60 (34.5%)

70 (40.2%)

41 (23.6%)

3 (1.7%)

174

#3

35 (27.8%)

60 (47.6%)

25 (19.8%)

6 (4.8%)

126

122 (21.5%)

15 (2.7%)

566

Total
165 (28.2%)
264 (46.6%)
Source: Community Partners Research, Inc.
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The existing housing stock in the three neighborhoods was rated in fair to good
condition. Approximately 29% of all of the houses were rated as Sound, while
approximately 47% of the houses were judged to be in need of Minor Repair
and 22% in need of Major Repair.
Fifteen homes in the three neighborhoods were rated as Dilapidated and
possibly beyond repair. These houses may be suitable for demolition and
clearance.
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Mobile Home Condition
A visual ‘windshield’ survey was also completed for 129 mobile homes in three
areas in Little Falls. These areas were the Suburban Mobile Home Park, Falls
Mobile Home Park, and the 5th Street NW/Lindberg Drive area.
Mobile homes were also rated in one of four levels of physical condition. The
visual survey analyzed only the physical condition of the visible exterior of each
structure.
Table 25 Mobile Home Windshield Survey Results - 2011
Sound

Minor
Repair

Major
Repair

Dilapidated

Total

Suburban Park

11 (20.4%)

18 (33.3%)

19 (35.2%)

6 (11.1%)

54

Falls Park

1 (2.0%)

18 (36.0%)

24 (48.0%)

7 (14.0%)

50

5th Ave NW/Lindberg

0 (0%)

5 (20.0%)

16 (64.0%)

4 (16.0%)

25

59 (45.7%)

17 (13.2%)

129

Total
12 (9.3%)
41 (31.8%)
Source: Community Partners Research, Inc.

Of the 129 mobile homes in Little Falls, approximately 9% were rated in Sound
condition, and 32% require only Minor Repair. Approximately 46% of the
mobile homes need Major Repairs and 17 mobile homes are considered
Dilapidated and probably beyond repair.
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Rental Housing Data
According to the 2010 U.S. Census, there were 1,321 occupied rental units, and
at least 109 unoccupied rental units in Little Falls, for a total estimated rental
inventory of approximately 1,430 units. The City’s rental tenure rate, was
36.6%, based on renter-occupancy households, well above the Statewide rate
in 2010 of 27% rental.
At the time of the 2000 Census, Little Falls had 1,131 occupied rental units, and
at least 49 vacant rental units, for a total estimated rental inventory of
approximately 1,180 units. The rental tenure rate in 2000 was 35.4%.
Based on a Census comparison, the City added 190 renter households, and 250
rental units during the last decade. Although the last decade was generally
regarded as a very strong period for home ownership, the rental tenure rate in
Little Falls actually increased, while the home ownership rate dropped.
Little Falls is the primary rental center for the immediate Market Area.
According to the 2010 Census, there were 1,686 occupied rental units in the
Market Area, with more than 78% being located within the City. For the Market
Area, the rental tenure rate was only 22.2%, due to the very high rate of home
ownership in the small cities and rural townships that surround the City.
Recent Rental Construction
In the section of this document that examines building permit trends,
information was provided on rental housing development since the year 2000.
Overall, there were approximately 181 rental units that were created in Little
Falls in the last decade, and an additional 50 rooms in specialized senior
projects, that would probably be considered as group quarters housing.
Based on the information that is available about each project, Community
Partners Research has grouped the most recent units by type, as follows:
<

18 units of general occupancy, market rate housing

<

48 units of general occupancy, income-based housing using tax credits

<

32 units of general occupancy, federally subsidized housing

<

83 units of senior housing with services, including assisted living

<

50 sleeping rooms for memory care, assisted living, or enhanced care for
seniors
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Pending Rental Projects
Our research identified one small rental project that is under construction in
2011. A market rate duplex project with four total units is scheduled to be
completed in the fall of 2011.

Rental Housing Survey
As part of this housing study, a telephone survey was conducted of larger rental
projects in the City of Little. The survey was conducted in July 2011. Emphasis
was placed on properties that have eight or more units, although a few smaller
properties were also included. For the purposes of planning additional projects
in the future, multifamily properties represent the best comparison of market
potential.
Multiple attempts were made to contact each building. Information was tallied
separately for different types of rental housing, including market rate units, tax
credit units, subsidized housing, and specialized senior housing with services.
There were 992 rental units of all types that were contacted in the survey. This
total includes sleeping rooms in some of the specialized senior projects that
would not be counted as an individual living unit by the Census. Adjusting for
the specialized units, there were approximately 906 fully functional rental
housing units that were surveyed, or approximately 61% of the City’s estimated
total of rental housing units.
<
<
<
<

301 market rate units
48 tax credit units
466 subsidized units
177 specialized senior units/rooms

The findings of the survey are provided below.
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Market Rate Summary
Usable information was obtained on 301 market rate rental units in 14 rental
projects. All of the units in the survey were multifamily buildings with seven or
more units.
For some of the buildings that were contacted, only partial information was
obtained. For example, some properties did not know the exact breakdown of
units by bedroom mix. For some of the calculations that follow, a smaller
subset of market rate units may have been used.
Unit Mix
The following information is the bedroom mix for units surveyed:
<
<
<

42 one-bedroom (15.2%)
221 two-bedroom (79.8%)
14 three-bedroom (5.1%)

Occupancy / Vacancy
Within the market rate multifamily rental stock we found 13 vacant units of the
301 used in the occupancy calculation. This represents a vacancy rate of 4.3%.
The vacancy rate for one-bedroom units was 7.1%, with three vacancies
present in the 42 units surveyed. The vacancy rate was also 7.1% in threebedroom units, but this was due to the small sample size, as only one vacancy
was identified.
The large majority of multifamily market rate units have two-bedrooms. The
two-bedroom vacancy rate was 4.1%.
Nearly half of all market rate vacancies recorded by the survey were in a single
property, Park Place Apartments. The manager of this project indicated that
occupancy rates had generally been higher, but that an above-average level of
turnover had caused six units to be unoccupied in July.
Rental Rates
Some of the units include the primary utility payments with the rent, while in
other cases, the tenant pays the major utilities in addition to rent. We have
attempted to estimate tenant-paid utilities into a gross rent estimate. The
identified range defines the highest and lowest gross rents identified by the
survey, while the prevailing range defines the gross rents being charged by a
majority of the units surveyed.
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Units Type
1-bedroom
2-bedroom
3-bedroom

Identified Range
$400-$560
$450-$810
$875-$900

Prevailing Range
$400-$560
$650-$800
$875-$900

Many of the City’s multifamily rental units are in a moderate price range. There
is often very little difference between the total identified range of rents and the
prevailing range, representing most units. This is due to the fact that there are
no “luxury” projects that charge substantially higher rents than other housing in
the community. The City does have some very high-quality rental
developments, including a number of town home rental options that include an
attached garage. But even these projects tend to have a moderate rent
structure.

Tax Credit Summary
Since the late 1980s, the primary federal incentive program for the production
of affordable rental housing has been through federal low income housing tax
credits, sometimes referred to as Section 42 housing. In Minnesota, tax credits
are awarded on a competitive basis.
Since the tax credit program was initiated, there have been six rental projects
in Little Falls that have received a tax credit award. Four of these six projects
also received other sources of federal subsidies, and generally operate as
subsidized housing, serving very low income renters.
The subsidized projects that also utilized tax credits are Buckman Apartments,
Falls Manor Apartments, Falls Meadowridge Townhomes, and Riverwood Pines
Apartments. These four projects have been analyzed in the section on
subsidized rental housing that follows.
The two tax credit projects that do not have project-based federal subsidies are
Highland Court Townhomes and River Rock Townhomes, each with 24
affordable units. Both projects offer two-bedroom and three-bedroom rentals
to moderate income households. The units in Highland Court serve households
at 60% or less of the median income level. The units in River Rock serve
households at 50% or less of median income. Additionally, six of the River
Rock units are designated as supportive housing for long-term homeless
populations.
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Unit Mix
The unit mix for the 48 tax credit units in the City is as follows:
<
<

26 - two-bedroom units
22 - three-bedroom units

Occupancy/Vacancy
At the time of our rental survey, there were four vacant units reported in the
tax credit projects. This represented a vacancy rate of 8.3%. One of the
vacancies was in a supportive unit. The supportive units are often filled through
a referral system of social service providers. Excluding the six supportive units
from the calculation, the vacancy rate in other tax credit housing was 7.1%.
Excluding the supportive unit, the other three vacancies were all in Highland
Court Townhomes. The manager did have one of these vacancies committed to
future occupancy, and another application was being processed. However,
Highland Court did not have a waiting list, so filling the available units was
being done through advertising.
The manager of Highland Court attributed some of the current vacancies to
recent turnover of tenants moving out to purchase a home. The manager did
not talk about competition. However, River Rock Townhomes opened for
occupancy in 2010. It is very possible that the tax credit units added in River
Rock captured part of the potential tenant base that would otherwise have
applied to live in Highland Court.
Rental Rates
The federal tax credit program places maximum rent limitations on assisted
units. The units in Little Falls are designated for households at either the 50%
or 60% maximum limits. For 2011, maximum gross rents for units at 50% and
60% of median income are as follows:
Bedroom Size
Two-Bedroom
Three-Bedroom

50% Rent Limit

60% Rent Limit

$685
$790

$822
$948

The gross unit rents at both Highland Court and River Rock are well below the
maximum tax credit limits at 50% of median income.
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The maximum rents allowable under the tax program at 60% of median income
are generally above the prevailing rates for most market rate units in Little
Falls. For example, a tax credit unit could potentially charge up to $822 for a
two-bedroom unit, while we believe the prevailing market rates in Little Falls
are within a range between $650 and $800. It is probable that in order to stay
competitive with other rental projects in the City, the tax credit developments
charge rents that are well below the maximum federal limits. Tax credit
projects also have income restrictions that apply, which reduces the potential
tenant base, resulting in a lower rent structure to remain competitive.

Subsidized Summary
We were able to identify nine subsidized projects providing rental opportunities
for lower income households. These projects have a combined 466 units. Only
two of the subsidized projects, Alverna Apartments and Buckman Apartments,
are specifically designated for senior occupancy. Another project, Pine Grove
Manor, was originally built for seniors, but was later changed to general
occupancy housing, even though nearly all apartments are one-bedroom units.
Counting Pine Grove as general occupancy housing, there are 87 units that are
designated for senior/disabled occupancy, and 379 units that are available as
general occupancy housing.
Most of the City’s subsidized units can serve very low income people by
charging rent based on 30% of the tenant household’s income. In some of the
Rural Development properties, there are a few units that do not have projectbased subsidies available, and a basic rent amount applies, even if it exceeds
30% of the household’s income.
Unit Mix
The subsidized rental projects in Little Falls range in size from 22 units to 124
units. The bedroom mix breakdown is as follows:
<
<
<
<

287 one-bedroom (79.1%)
103 two-bedroom (16.6%)
58 three-bedroom (3.8%)
18 four-bedroom (0.4%)

In addition to these subsidized projects, the local area has approximately 130
to 160 households being assisted with HUD Housing Choice Vouchers (formerly
Section 8 Existing Program). The Program serves all of Morrison and Todd
Counties, and a specific breakdown of use within Little Falls was not available.
However, as the largest City in the two-County service area, Little Falls is the
primary location for Voucher use.
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Housing Choice Voucher assistance is issued to income-eligible households for
use in suitable, private market rental housing units. With the assistance, a
household pays approximately 30% of their income for their rent, with the
program subsidy paying any additional rent amounts. The rent assistance is
administered by the Morrison County HRA.
Since this rent assistance is tenant-based, and moves with the household, the
actual number of participating households within the City can vary from month
to month. It is possible that some of these households may be using their rent
assistance in one of the Rural Development subsidized projects, if that project
does not have project-based rent assistance available for all tenants.
The waiting list for the program had 77 names in August 2011. Most of these
were believed to be locally-based households, which would include residents of
Morrison or Todd Counties. The program offers a local preference for
households on the waiting list.
Occupancy / Vacancy
Within the base of 466 units in rental properties with project-based subsidies,
there were 33 vacant units on the date of the survey. When compared to the
total inventory of subsidized housing, this represented a vacancy rate of 7.1%.
Although the overall vacancy rate was relatively high, the actual calculation
may be somewhat misleading. Four of the five projects that reported vacant
units also reported the existence of a waiting list. Due to the requirements of
subsidy programs, prospective tenants must be income-verified before they can
reside in the project. The verification process and related paperwork can cause
some time delay in filling available units, even though people are waiting to
move in.
The only subsidized project that had a number of vacancies and no waiting list
was Pine Grove Manor, the 100-unit Public Housing project. All but two of the
units in Pine Grove Manor are one-bedroom apartments. Originally constructed
for senior/disabled occupancy, a later HUD rule change opened this building to
tenants of all ages. Many of these larger senior-oriented public housing
projects around Minnesota have struggled with occupancy issues over the past
decade, as a combination of unit design, building age and mixed-population
issues have made them more difficult to successfully market among prospective
tenants.
The other subsidized project with a large number of vacancies was Key Row,
which had 10 unoccupied units on the date of the survey. However, it did have
a waiting list for all bedroom sizes, with an estimated multi-year wait for the
largest units.
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Senior Housing with Services
Specialized senior housing, which provides some level of services along with a
housing unit, has been one of the fastest growing segments of the local housing
market over the last 10 years. Little Falls has a number of specialized projects
that provide housing with supportive services for an elderly population. In
some cases, these housing options target one specific segment of the market,
and are “stand alone” facilities. In other cases, “continuum of care” systems
have been built that allow seniors to age-in-place with a single housing
provider, by starting out in a light service housing unit and then eventually
moving into more service-intensive housing as they age.
To analyze the supply of units in and around Little Falls, Community Partners
Research examined licensing records maintained by the Minnesota Department
of Health. Projects that were identified as licensed for “housing with services”
within the defined Market Area were identified and contacted. In addition, two
skilled nursing homes in Little Falls were also contacted.
Although there are some industry definitions that identify the different types of
specialized senior housing, there can be some variation in how these definitions
are used. For example, some of the senior projects in Little Falls identify
themselves as “independent living” rental housing for seniors, but they are
licensed as housing with services providers by the State of Minnesota. The
features that differentiate these units from truly independent housing are the
availability of lighter services, such as a daily meal, weekly assistance with
house keeping and laundry, and similar offerings that are included in the rent
package. We did not include truly independent senior housing, where no
services are available, in this section of the Study.
For the analysis that follows, Community Partners Research has grouped the
State-licensed housing with services providers into five separate categories:
<
<
<
<
<

Senior housing with light services (often self-described as “independent
living”)
Senior board and lodging-style facilities
Assisted living (including units self-described as “enhanced care”)
Memory care
Skilled nursing homes

Although we have attempted to clearly define each housing project by these
categories, there still can be some overlap in units. For example, the new
Highland Senior Living project can offer a light services unit and an assisted
living unit within the same building. A tenant can initially move in purchasing
only a light services package, but gradually add more intensive services as their
needs change. Since these types of units offer a great deal of flexibility for the
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resident, they can move from light services housing to assisted living on a
month-by-month basis, without requiring the occupant of the unit to physically
relocate to a different part of the facility. In the summary that follows we have
attempted to identify these flexible units, but have categorized them based on
their current usage, on the date the survey was completed.

Senior Housing with Light Services
Unit Inventory
As described above, some projects that have been identified as providing light
services may go by different names in the community. As used in this Study,
senior housing with light services defines a housing project where the basic
monthly rent amount is inclusive of certain mandatory offerings, including a
daily meal, access to an emergency call system, and possibly other light
services, such as weekly laundry service or assistance with housekeeping.
Unless these additional services can be decoupled from the basic unit rent,
Community Partners Research would not define this type of housing as
completely independent living.
The research for this Study identified two housing projects in Little Falls that
offer senior housing with light services. Bridgeway Estates has 42 apartment
units, and Highland Senior Living has 51 apartment units. Both of these
facilities can provide a range of care for residents, from housing with light
services to assisted living.
Light Services Housing Utilization
In both of the identified projects, there is no specific designation of units by
level of service. The utilization depends on the specific needs of the residents.
In Bridgeway Estates, the manager estimated that approximately half of the 42
units receive assisted living services, and half receive the basic light services
package. Highland Senior Living opened for occupancy in 2010, and is still in
its initial occupancy phase, with 31 of the 51 units filled. The manager of this
facility indicated that 11 of the 31 current residents only receive the basic light
service package.
Occupancy/Vacancy
A telephone survey was completed in July 2011 to collect information on
occupancy rates. This survey collected “snapshot” information at that point in
time, and did not attempt to collect long-term occupancy data.
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Bridgeway Estates had one unoccupied unit on the date of the survey, but this
was due to recent turnover. The project maintains a waiting list for occupancy,
and the manager expected that the unit would soon be filled.
As stated above, Highland Senior Living was in its initial lease-up phase, and
had 20 unoccupied units on the date of the survey.
Although utilization of units will vary, the 21 unoccupied units in July 2011
represented significant capacity for people looking for a housing unit that
offered light services.
Rental Rates
Rental rates for light services projects can vary, depending on what is actually
included in the monthly rent. The lowest entry point in Bridgeway Estates is
$1,120 for a one-bedroom unit. Additional services can then be purchased ‘a la
carte’.

Board and Lodging
One project was identified in Little Falls, Nouis Home at Pine Edge, that has
been categorized as a board and lodging facility. Nouis Home provides 42 beds
in either private or shared occupancy sleeping rooms. Other living spaces are
shared with residents of the facility. Nouis Home offers three care packages
that can be purchased separately. The service packages include meals and
light services, including monitoring of medications. Entry-level pricing can start
as low as $900 per month, with an additional charge for services.
Nouis Home was originally developed to provide housing for veterans, but has
since broadened its market to serve other groups, including seniors. The
project reported that it has available beds, but was unwilling to disclose how
many beds were unoccupied.

Assisted Living
Assisted living providers are able to offer a higher level of care and services for
their senior residents. Although some facilities will offer a bundled package of
services with the monthly rent, and others will sell the services “a la carte”, the
assisted living providers are able to offer a significant assistance with daily
living activities. Assisted living will have 24-hour on-site staffing, and the
availability of skilled nursing. All meals are available, as well as the ability to
assist with medications.
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Unit Inventory
The research for this Study identified three facilities in Little Falls that can
provide assisted living. Two of the projects were described in the previous
section, as both Bridgeway Estates and Highland Living Center can provide a
range of housing, including assisted living. The third provider is Diamond
Willow, which has 20 private-occupancy suites.
Assisted Living Housing Utilization
All three projects that provide assisted living can cater to segments of the
senior housing market. In Bridgeway Estates and Highland Senior Living, there
is no specific designation of units by level of service. The utilization depends on
the specific needs of the residents. In Bridgeway Estates, the manager
estimated that approximately half of the 42 units receive assisted living
services. Highland Senior Living opened for occupancy in 2010, and is still in its
initial occupancy phase, with 31 of the 51 units filled. The manager of this
facility indicated that 20 of the 31 current residents receive assisted living
services.
The third provider, Diamond Willow, provides exclusively assisted living
services, but their facility is also conducive to housing residents with memory
care needs. This is generally a specific subset of traditional assisted living, as
specialized care may be required, and the facility must generally be secured to
prevent wandering. The manager estimated that approximately half of the
residents have memory care service needs.
Occupancy/Vacancy
As stated in the previous section, there is unused capacity in Highland Senior
Living, which opened in September 2010. In July 2011, there were 20
unoccupied units in this building which could be filled by people needing
assisted living services.
There were three unoccupied suites in Diamond Willow. This project did not
maintain a waiting list of potential tenants. The manager indicated that
economic conditions in recent years had depressed demand, as seniors were
more reluctant to make a move into higher-priced housing options.
Although Bridgeway Estates had only one vacant unit, and did report a waiting
list, only half of the residents in this building were receiving assisted living
services. This does allow for a significant expansion of higher-service housing,
if the need arises. However, since the light services units are currently
occupied, any transition of units to assisted living would diminish the inventory
of more independent housing.
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Rental Rates
Rental rates for assisted living can vary widely depending on the actual level of
services provided in the basic room and care package. In most projects, the
monthly fee also includes a basic array of services, typically all meals and
utilities, emergency call systems, 24-hour staffing, access to skilled nursing
staff, and weekly laundry and house keeping services. Additional services can
then be purchased as needed, either through bundled packages or on an ‘a la
carte’ basis.
Since monthly charges are largely dependent on the level of services provided,
no attempt was made to collect rate information from the providers in Little
Falls.
While most assisted living options would be considered “private pay”, some of
the assisted living units may be available to lower income seniors that receive
assistance through the State’s Elderly Waiver program administered through
the County. The acceptance of Elderly Waiver assistance can vary, with some
assisted living providers placing restrictions on Elderly Waiver usage. In some
communities, the acceptance of Elderly Waiver assistance will be somewhat
dependent upon unit supply and demand, with acceptance based on the
vacancy rate.

Memory Care Housing
Memory care housing represents a very specialized segment of the senior
market. People with health issues due to dementia, Alzheimer’s Disease, or
other causes may often be housed in assisted living centers, nursing homes, or
less service-intensive forms of senior housing in the earlier phases of memory
loss. However, as the problems progress, it is often necessary to provide
housing in special facilities that provide a secure environment and specialized
care targeted to memory care residents.
Unit Inventory
The research for this Study identified four facilities in Little Falls that provide
housing for people with memory care needs. Two of these providers specifically
identify themselves as memory care projects. The other two projects serve
different senior segments, but include memory care residents as part of their
tenant base.
Harmony House has capacity for 22 residents in 20 rooms. Harmony House
provides assisted living specifically for people with memory care needs.
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Courtland Square is a dedicated part of the Highland Senior Living project that
serves memory care residents. This wing has capacity for 14 residents in studio
units.
As identified in the previous section, Diamond Willow is a senior assisted living
facility, which also serves people with memory care needs. The manager
estimates that approximately half of the units in this 20-suite facility are used
for memory care housing.
The final identified provider of memory care housing is St. Otto’s Care Center, a
skilled nursing home. While nearly all nursing homes serve people with
memory loss, St. Otto’s is physically configured in a way that is conducive to
memory care residents. The memory care rooms are on the second or third
floors of the facility. As a result, any resident attempting to leave the building
must exit through the main level, which has 24-hour staffing. The building also
uses a wander-guard technology that alerts staff if a resident attempts to exit
the building. Although no specific wing is dedicated to memory care, this
facility appears to be better suited than many nursing homes to serve memory
loss residents.
Occupancy/Vacancy
Like other types of senior housing, there is some unutilized capacity in the
memory care segment. At the time of the July survey, Harmony House had
four vacant beds and Diamond Willow had three unoccupied suites. While the
annual occupancy rate in St. Otto’s Care Center is high, there would generally
be some available beds in this facility, due to ongoing turnover.
The only facility that was fully occupied was the memory care wing in Highland
Senior Living. The 14 available beds in this part of the project were occupied,
even though many apartments were still available in the independent and
assisted living portion of the building. Highland did not report an external
waiting list for memory care units, but did indicate that an internal list had been
developed. Residents in other portions of Highland Senior Living would have
priority for a memory care unit, if they needed to graduate to a higher level of
care in the future.
Rental Rates
Due to the specialized needs of residents in memory care units, this type of
housing is at the higher end of the range for housing with services. No attempt
was made to collect rate information from this segment of the market.
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Skilled Nursing Homes
Skilled nursing homes have historically represented the most service-intensive
form of senior housing. This segment of the market has been in transition,
however, as other forms of senior housing, such assisted living, have grown in
availability, and become the preferred option for many seniors. Telephone
interviews with administrators of nursing homes in Little Falls highlighted the
fact that nursing home residents are staying for shorter periods of time, and
many nursing homes designate a significant share of their beds for shortterm/rehabilitation stays.
Unit Inventory
There are two State-licensed skilled nursing homes in Little Falls. Lutheran
Care Center is licensed for 65 beds. St. Otto’s Care Center is licensed for 93
beds. Both of these facilities have downsized in recent years. The Lutheran
Care Center has de-licensed eight beds and St. Otto’s has de-licensed 23 beds
when compared to past levels.
Both of the nursing homes in Little Falls provide both long-term and short-term
care, such as rehab stays. Although no specific set-aside exists, St. Otto’s
estimates that approximately 80% of residents are longer-term stays.
Lutheran Care Center estimates that approximately 80% to 85% of its residents
are longer-term stays.
Occupancy/Vacancy
Although we did not complete a formal “snapshot” occupancy survey of skilled
nursing homes, annual occupancy rates were reported to be between 96% and
98% in St. Otto’s, and between 85% and 90% in the Lutheran Care Center.
Rental Rates
No information was collected on daily rates. Rates are generally impacted by
State policy of reimbursement.
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Table 26 Little Falls Multifamily Rental Housing Inventory
Name

Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Market Rate

Avonlea North
Apartments
1301 5th Ave SE

1 Bedroom
2 Bedroom
24 Total Units

$430
$445-$465
+heat,
electric

No vacancies

Beaty
Apartments
200, 204 8th St
SE

14 - 1 Bedroom
14 Total Units

$465
+electric

Beaty
Apartments
103 6th St NW

4 - 1 Bedroom
4 - 2 Bedroom
8 Total Units

$520
$600
+electric

No vacancies

Beaty
Apartments
504-506 6th St
SW

2 - 1 Bedroom
6 - 2 Bedroom
8 Total Units

$520-$525
$610-$625
+electric

1 vacant
1 bedroom
unit

Courtyard
Apartments
800 Anne Marie
Circle

36 - 2 Bedroom
36 Total Units

$770
+electric

2 vacant
1 bedroom
units

1 vacant
2 bedroom
unit

Three-level apartment building constructed in mid1970s. Tenants pay electric heat and electricity in
addition to rent. Amenities include coin laundry and
some garages for extra fee. Manager reports no
vacancies and any available units fill quickly.

Mix of tenants

Mix of tenants

Mix of tenants

Mix of tenants

Mostly senior
renters

Units in two 2-level apartment buildings, with 7 units
each. Rent includes heat, sewer, water and garbage,
with tenants paying electric. Amenities include coin
laundry, off-street parking and storage area. Manager
reported 2 vacancies - units had been available for a few
months.
Units in 2-level apartment building. Rent includes heat,
sewer, water, garbage and detached garage, with
tenants paying electric. Amenities include coin laundry,
off-street parking, storage area and additional garage for
extra fee. Manger reported no vacancies.
Units in two 2-level apartment buildings with 4 units
each. Rent includes heat, sewer, water, garbage and
detached garage, with tenants paying electric. Amenities
include coin laundry, off-street parking. Units in newer
building have dishwasher and microwave, and are at the
higher rent level. Manager reported 1 vacant unit.
Apartments in 2-level apartment building with elevator,
constructed in 1994. Rent includes heat, water, sewer,
cable and garage, with tenant paying electric. Amenities
include security entrance, deck/patio, in-unit laundry and
community room with kitchen. Project is popular with
seniors. Manager reports good demand, but one unit has
been vacant for past 2 months.
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Name

Courtyard
Townhomes
808 Anne Marie
Circle

Number of Units
/Bedroom Mix

31 - 2 Bedroom
31 Total Units

Rent

$735-$765
+electric

Edgewater
Townhomes
40 1st Ave SE

37 - 2 Bedroom
37 Total Units

$710
+electric

Elmwood
Apartments
415 3rd St NE

4 - 1 Bedroom
3 - 2 Bedroom
7 Total Units

$370-$400
$500-$600
+electricity

Park Place
Apartments
505 2nd Ave SE

River Walk
Apartments
30 E Broadway

40 - 2 Bedroom
40 Total Units

10 - 2 Bedroom
10 Total Units

$720-$760
+electric

$650
+heat,
electric

Vacancy/
Wait List

Tenant Mix

Comments

No
vacancies,
waiting list

Mix of tenants
including
young
professionals
and seniors

Town house units with 1 or 2 car attached garage,
constructed in 1997. Rent includes heat, water, sewer
and garage, with tenant paying electric. Amenities
include deck/patio, in-unit laundry and community room
with kitchen. Manager reports no vacancies and any
turnover units fill quickly - waiting list is maintained.

No vacancies

No vacancies

Primarily
senior
tenants

Mix of
Tenants

6 vacant
units

General mix
of tenants

No vacancies

Primarily
younger
tenants

One-level townhomes with attached 1 car garage
constructed in early 1990s. Rent includes heat, water,
sewer, and cable with tenant paying electric. Amenities
include deck/patio, in-unit laundry hookup and
community room with kitchen. Most tenants are seniors.
No vacancies and low rate of turnover.
Two-level apartment building constructed in the 1960s.
Rent includes heat but tenant pays electric. Amenities
include coin laundry and garages for most units. Rents
listed are approximate range. No vacancies on date of
survey.
Units in 2-level apartment building with elevator,
constructed in 1999. Rent includes heat, water, sewer
and garage, with tenant paying electric. Amenities
include security entrance, deck/patio, in-unit laundry and
community room with kitchen. Manager reports 6
vacancies on date of survey - occupancy rates have been
high in previous years, but recent turnover has resulted
in above-average vacancy.
Units created through conversion of historic 2-story
downtown building into apartments in mid-1990s. Rent
includes water, sewer and cable, with tenant paying heat
and electric. Amenities include in-unit laundry hookup.
Building appeals to younger renters. No vacancies
reported but higher rate of turnover.
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Name

Westside
Townhomes
704-710 Crystal
Lane

Rose Stone
Apartments
1001 5th Ave NE

Number of Units
/Bedroom Mix

Rent

8 - 3 Bedroom
8 Total Units

$850
+electric

Vacancy/
Wait List

No vacancies

9 - 1 Bedroom
15 - 2 Bedroom
6 - 3 Bedroom
30 Total Units

$500
$695
$795
+heat,
electric

2 vacant,
1 - 2 Bdrm
1 - 3 Bdrm

Sunburst
Apartments

8 - 1 Bedroom
16 - 2 Bedroom
24 Total Units

$355
$380-$400
+heat,
electric

1 vacant
2 bedroom
unit

Town and
Country Manor
615 11th St NE

1 - 1 Bedroom
23 - 2 Bedroom
24 Total Units

$400
$480-$540
+electric

No vacancies

Tenant Mix

Comments

Mix of tenants

One-level townhomes with attached 2 car garage built in
mid-2000s. Rent includes heat, water and sewer with
tenant paying electric. Amenities include deck/patio and
in-unit laundry hookup. Units are large and appeal to
broad mix of renters. No vacancies reported.

Mix of tenants

Mix of tenants

Mix of tenants

Three-level apartment building with elevator and
underground parking, constructed in 1995. Manager
reports that the units were not available for rental until
2005. Tenants pay heat and electric in addition to rent.
Units have laundry hookup. Manager reports 2 vacant
units at time of survey, and that vacancies have been
common in the past, but that market has recently been
improving.
Three-level apartment building constructed in late 1970s.
Rent includes water, sewer, garbage and cable, with
tenant paying electric heat and electricity. Garages
available for $30. Amenities include coin laundry facility.
Manager reports 1 vacancy due to turnover, but
applications are out and it should fill quickly.
Multi-level apartment building constructed in the mid1970s. Rent includes heat but tenant pays electric.
Amenities include decks for upper level units, coin
laundry and garage at higher rent level. Manager reports
full occupancy.
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Name

Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Tax Credit/Moderate Rent

Highland Court
Townhomes
1104, 1108 5th
Ave SE

River Rock
Townhomes
708 14th St SE

14 - 2 Bedroom
10 - 3 Bedroom
24 Total Units

12 - 2 Bedroom
12 - 3 Bedroom
24 Total Units

$600
$690
+electric

$540
$640
+heat,
electric

3 vacant,
1 - 2 Bdrm
2 - 3 Bdrm

1 vacant
supportive
housing unit,
waiting list

General
occupancy
units at 60%
or less of
median
income

Tax credit townhouse units that opened for occupancy in
2003. All units are income-restricted at 60% or less of
median income. Rent includes heat but tenant pays
electric. Amenities include detached garage, playground,
and in-unit laundry for extra $25 per month.
Two-bedroom units have 1000 sq ft and three-bedrooms
have 1200 sq ft. Manager reported 3 vacant units at
tome of survey, although one had been committed for
future occupancy and 1 app was being processed. No
waiting list existed so units were being advertised.
Movement of tenants to home ownership had contributed
to vacancies.

General
occupancy
units at 50%
of median
income, with
6 supportive
units

Tax credit townhouse units that opened for occupancy in
2010. All units are income-restricted at 50% or less of
median income. Six units are designated as supportive
housing to serve long-term homeless populations.
Tenants pay heat and electric in addition to rent. Units
have one or two-level living, with attached garage.
Two-bedroom units have 1169 to 1190 sq ft with 1 or
1.5 baths and three-bedrooms have 1471 sq ft and 1.5
bathrooms. Manager reports good demand for units,
with a long waiting list - but supportive housing units
were slower to fill, and 1 was vacant at time of survey.
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Name

Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Subsidized

Alverna
Apartments
300 8th Ave SE

Buckman
Apartments
209 1st St SE

Key Row
Community
707 11th St NE

58 - 1 Bedroom
2 - 2 Bedroom
60 Total Units

27 - 1 Bedroom
27 Total Units

64 24 24 12 124

1 Bedroom
2 Bedroom
3 Bedroom
4 Bedroom
Total Units

30% of
income

$580-$733
30% of
income

$468
$564
$648
$715
30% of
income

4 vacant
units,
waiting list

No
vacancies,
waiting list

10
vacancies,
waiting list

Senior and/or
disabled
occupancy

Senior and/or
disabled
occupancy

General
occupancy

HUD Section 202 apartment project constructed in 1981
and serving senior and disabled tenants. All residents
have access to rent assistance that allows rent based on
30% of income. Manager reports 4 vacancies at time of
survey, but this is largely due to turnover and building is
generally full. A waiting list is maintained.
Rural Development and Tax Credit project that converted
historic downtown hotel into senior congregate housing
in 1994. Designated for senior (age 62+) or disabled
tenant occupancy. Now in extended compliance phase for
tax credits. All units have rent assistance; higher income
tenants pay 30% of income but not more than highest
end of range listed. Building has kitchen that houses
Meals-on-Wheels - residents can buy noon meal 5 days
each week and eat in community dining room. Activities
and public transportation also promoted. Manager
reports full occupancy and a waiting list
HUD Section 8 subsidized complex constructed in 1971.
All tenants have access to rent assistance and pay rent
based on 30% of income, up to maximum rents listed.
Minimum rent of $25. Four-bedroom units are
townhomes - multi-year waiting list exists for 4
bedrooms. Manager reported 10 vacancies on date of
survey - mostly in 1 bedrooms. But waiting list does
exist for all bedroom sizes, with shortest list for 1
bedrooms. Vacancies are due to constant turnover of
tenants. Manager reports growing trend of 0-income
households, often younger tenants without a job.
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Falls Manor
1034 4th Ave NE

Falls
Meadowridge
Townhomes
775 Buck Lane

Ken-Mar
Apartments I
and II
315, 415 6th St
SE

Number of Units
/Bedroom Mix

12 - 2 Bedroom
10 - 3 Bedroom
22 Total Units

18 - 2 Bedroom
24 - 3 Bedroom
6 - 4 Bedroom
48 Total Units

4 - 1 Bedroom
28 - 2 Bedroom
32 Total Units

Rent

$540-$745
$590-$793
30% of
income

30% of
income

$335-$440
$360-$450

Vacancy/
Wait List

No
vacancies,
waiting list

2 vacant
3 bedroom
units,
waiting list

1 vacant
2 bedroom
unit, waiting
list

Tenant Mix

General
occupancy

General
occupancy

General
occupancy

Comments

Rural Development and Tax Credit project placed in
service in early 1990s. Two-level apartment building has
12 units, and 10 3-bedroom town homes. Town homes
have laundry hookup. Project entered extended
compliance phase for tax credits in 2008. Twenty
tenants have access to rent assistance and pay rent
based on 30% of income; 2 tenants pay 30% of income
but not less than basic or more than market rents listed.
One tenant has rent assistance Voucher thru HRA.
Manager reports full occupancy with 15-20 name wait list
for 2-bedroom and 13-15 name wait list for 3-bedroom.
Limited turnover of 3 bedroom units.
HUD Section 8 town house project constructed in the
1970s. Tax credits awarded in 2003 as part of ownership
change and rehab project. All tenants have access to
rent assistance and pay rent based on 30% of median
income - only 1 tenant at market rents. Manager reports
2 vacant units on date of survey, but waiting list exists
and was being used to certify new tenants. Waiting lists
are not long, but turnover is low in 4 bedroom units.
Rural Development 2-level apartment buildings
constructed in 1976 and 1978. Approximately 20 units
have rent assistance and tenants pay rent based on 30%
of income; remaining tenants pay 30% of income but not
less than basic or more than market rents listed. Owner
reports 1 vacant 2 bedroom unit, but waiting list is
maintained. Demand is not as strong as in the past, and
growing trend of very low income renters that cannot
afford basic rent - if rent assistance is not available, then
they cannot live in the project.
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Pine Grove
Manor
901 SW 1st Ave

Riverwood Pines
Apartments

Willow
Apartments
301 11th St NE
1025 2nd Ave NE

Number of Units
/Bedroom Mix

98 - 1 Bedroom
2 - 2 Bedroom
100 Total Units

10 - 1 Bedroom
14 - 2 Bedroom
24 Total Units

26 - 1 Bedroom
3 - 2 Bedroom
29 Total Units

Rent

$575
$575
30% of
income

$735-$810
$845-$925
30% of
income

30% of
income

Vacancy/
Wait List

16 vacant
units

No
vacancies,
waiting list

No
vacancies,
waiting list

Tenant Mix

Comments

General
occupancy

HUD Public Housing Highrise originally constructed for
senior/disabled occupancy but later rule change made it
a general occupancy building. Most tenants are elderly.
Tenants pay rent based on 30% of income up to ceiling
rents listed. Manager reports 16 vacancies, and
occupancy issues for the past few years. Other choices
and project location make it more difficult to compete in
market.

General
occupancy

General
occupancy

Rural Development ,Tax Credit and HUD HOME project
that involved renovation/conversion of Our Lady of
Angels into rental housing in 2006. HOME funds result in
19 units designated for households at or below 50% of
median income. All units have rent assistance and
tenants pay rent based on 30% of income. Higher
income tenants would pay 30%, but not more than
highest end of the range listed. Garage parking is
included in rent. Manager reports full occupancy and a
waiting list.
Rural Development subsidized apartments constructed in
1970s and in 2007. Twenty-one units from 1970s are
one-level apartments. Two-level apartment building
added in 2007 with 8 units. Rent assistance available for
26 units, with tenants paying rent based on 30% of
income; remaining tenants pay 30% of income but not
less than basic rent or more than market rent set for the
unit. Project houses many tenants with special needs,
often referred through Lutheran Social Services. Good
location near many retail and service offerings makes
this a popular project. No vacancies and long waiting list
reported.
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Name

Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Senior Housing with Services

Bridgeway
Estates
103 12th St NE

Diamond Willow
1401 5th Ave NE

Harmony House
1201 Hilton
Road

34 - 1 Bedroom
8 - 2 Bedroom
42 Total Units

20 private suites

22 person capacity
in 20 rooms

$1120-1340
$1505-1645
+a la carte
services

Price
dependent
on services
needed

N/A

1 vacant
2 bedroom
unit, waiting
list

3 vacant
rooms

4 vacant
beds

Senior
housing with
services and
assisted living

Assisted
Living
including
Memory Care

Memory Care
Assisted
Living

Senior-designated apartments (age 55+) that are
physically connected to the Lutheran Care Center, a
skilled nursing home. All tenants receive 2 meals daily,
with an option to purchase a third meal, weekly light
housekeeping, an emergency call system, 24-hour
staffing, and access to community rooms, garages,
beauty shop, library and activities. More intensive
assisted living services can be purchased as needed.
Manager estimates that 50% of residents purchase
additional services. Units vary in size from 565 sq ft to
805 sq ft. Nearly all residents are one person
households, with an average age in the mid-80s. One 2
bedroom unit vacant at time of survey due to turnover,
but waiting list exists, especially for 1 bedrooms.
Senior assisted living project that opened for occupancy
in Jan. 2008. Project is secure, and approximately half of
residents also have memory care needs. Two homes
with 10 private suites each. Suite has private bathroom.
Other common living areas are shared by residents. Fulltime nursing staff available, with more intensive services
offered. Three rooms unoccupied on date of survey and
no waiting list - economy has had an impact on seniors
interest in higher-cost housing options.
Memory care housing that can serve the frail elderly,
opened for occupancy in 2003. Full-time skilled nursing
staff available. All meals and services provided. 18
private rooms and 2 shared-occupancy rooms. 4 beds
unoccupied on date of survey. Waiting list is maintained,
but for future occupancy - current vacancies have not
been filled from waiting list.
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Name

Highland Senior
Living

Highland Senior
Living Courtland
Square Memory
Care

Nouis Home at
Pine Edge
308 1st St NE

Number of Units
/Bedroom Mix

42 - 1 Bedroom
9 - 2 Bedroom
51 Total Units

14 Studio units

42 bed board and
lodging facility
with 20 private
and 10 shared
rooms

Rent

Price
dependent
on level of
care

N/A

$900-$1800
+service
packages
from
$100-$300

Vacancy/
Wait List

Initial
occupancy
phase with
31 occupied
units

Fully
occupied

Several
vacant beds

Tenant Mix

Senior
housing
option with
range of care
from
independent
to enhanced

Memory care
option in
range of care
complex

Board and
lodging

Comments

Senior continuum of care community that offers
independent living, assisted living and enhanced care
options. Specialized memory care wing also available.
Opened for occupancy in Sept. 2010, with 31 units
occupied in July 2011. Independent units have full
kitchen and 1 daily meal is provided, along with light
housekeeping, emergency call system and 24-hour
staffing in building. Assisted living and higher service
enhanced care also provided with services tailored to
needs of resident. Initial occupants are approximately
2/3 assisted living or enhanced care, and 1/3
independent living.
Senior continuum of care community that offers
independent living, assisted living, enhanced care and
memory care options. Opened for occupancy in Sept.
2010. Memory care units are studio apartments in secure
wing. All units were occupied in July 2011, and internal
waiting list exists as residents of other project housing
options have first priority for available memory care unit.
Board and lodging home initially planned for disabled
veterans, but now available to non-veterans. Created in
2003 through the renovation of a former hotel. Rooms
are private or shared-occupancy. In addition to monthly
rent, 3 services packages are available for $100 to $300
per month. Services include daily meals, housekeeping
and linen service, medication monitoring, medical
transportation and 24-hour staffing. When residents
need higher level of services they typically move to a
nursing home. Several vacancies existed on date of
survey, but staff did not disclose exact number.

Source: Community Partners Research
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Employment and Economy
While many factors influence the need for housing, employment opportunities
represent a predominant demand-generator. Without jobs and corresponding
wages, the means to afford housing is severely limited. Employment
opportunities are provided by a broad range of private and public business
sectors. Jobs are available in manufacturing, commercial services, agriculture,
and other industries. The type of employment, wage level, and working
conditions will each influence the kind of housing that is needed and at what
level of affordability.

Major Area Employers
Most of the job opportunities in the Market Area are located in Little Falls.
Major employers in the community include:
<
<
<
<
<
<
<
<
<
<
<

ISD #482
Morrison County
City of Little Falls
St. Gabriel’s Hospital
Lutheran Care Center
St. Otto’s Care Center
Lee Industries
Larson Industries, Inc.
IWCO Direct
AirBorn, Inc.
Camp Ripley

Source: Community Development of Morrison County
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Labor Force, Work Force and Unemployment
The Minnesota Department of Employment and Economic Development provides
employment information at the County level in Morrison County. The following
table looks at information for the County since 2000.
Table 27 Morrison County Labor Force and Employment: 2000 - 2011*
Labor
Force

Employed

Unemployed

Year

Unemployment
Rate - County

Unemployment
Rate - MN

Unemployment
Rate - US

2000

16,684

15,915

769

4.6%

3.1%

4.0%

2001

17,290

16,347

943

5.5%

3.8%

4.7%

2002

17,451

16,440

1,011

5.8%

4.5%

5.8%

2003

17,692

16,591

1,101

6.2%

4.9%

6.0%

2004

17,466

16,457

1,009

5.8%

4.6%

5.6%

2005

17,376

16,406

970

5.6%

4.2%

5.1%

2006

17,281

16,312

969

5.6%

4.1%

4.6%

2007

17,343

16,261

1,082

6.2%

4.6%

4.6%

2008

17,749

16,419

1,330

7.5%

5.4%

5.8%

2009

18,422

16,314

2,108

11.4%

8.1%

9.3%

2010

18,328

16,579

1,749

9.5%

7.3%

9.6%

2011*

18,284

16,572

1,712

9.4%

7.0%

9.2%

Source: MN Department of Employment and Economic Development
2011 statistics are through August

There has been growth in the size of the County’s available labor force over the
past decade. When comparing 2010 to 2000, the labor force increased by
1,644 people, or 9.9%. However, growth has not been linear. Between 2003
and 2007, there was a decrease in the County’s labor force. Between 2009 and
2010 there was also a slight decline in the size of the labor force.
The available labor force has grown at a faster rate than the employed work
force. As a result, the County’s unemployment rate increased substantially
over the last decade. If 2010 is compared to 2000, there was a slight increase
in the number of employed workers in Morrison County. However, the
employed work force actually peaked in size in 2003, and was in decline until
recovering in 2010.
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Over the period of the 11 years reviewed (including partial year 2011) the
County’s unemployment rate was at its lowest level in 2000, at 4.6%. It
reached its highest level in 2009, at 11.4%. Although it has decreased since
2009, in both 2010 and 2011 (year-to-date), the unemployment rate has been
9.4%, or higher.
In each of the years reviewed, the unemployment rate in Morrison County has
been above the Statewide rate. With the exceptions of 2002 and 2010, the
County’s unemployment rate has also been higher than the national average.

Employment and Wages by Industry
The following table shows the annual employment and average annual wages
by major employment sector in 2010, the last full year of data. It is important
to note that the major employment sectors listed do not represent all
employment in the City. Some groups, including self-employment, are not
represented. This information is only for the City of Little Falls.
Table 28 Little Falls Average Annual Wages by Industry Detail - 2010
Industry

Employment

Average Annual Wage

Total All Industry

5,498

$30,524

Natural Resources, Mining

N/A

N/A

Construction

N/A

N/A

Manufacturing

769

$39,052

Trade, Transportation, Utilities

1,160

$27,664

Information

73

$26,884

Financial Activities

144

$39,208

Professional and Business Services

640

$30,212

Education and Health Services

1,550

$34,788

Leisure and Hospitality

541

$9,516

Other Services

272

$22,204

Public Administration

235

$39,624

Source: MN Department of Employment and Economic Development
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The average annual wage in Little Falls for all industry in 2010 was $30,524.
The highest paying wage sectors were Financial Activities at $39,208, and
Manufacturing at $39,052.
The City’s largest employment sector, Education and Health Services, was
above the overall average, at $34,788 annually.
The lowest paying wage sector was Leisure and Hospitality, with an average
annual wage below $10,000.
The table above only provides information for the City of Little Falls. However,
the large majority of job opportunities within the Market Area are located within
the City.

Projected Employment
There are two available sources of information on employment projections for
Morrison County. The State Demographer’s Office has issued projections for
the size of the available labor force at the County level. Overall, the
Demographer projects a steady increase in the size of the County’s labor force.
Between 2010 and 2015, this projection expects the labor force to increase by
580 people, or 3.1%. This would be consistent with the Demographer’s other
projections for the County, which predict ongoing population growth for the
County over the next few years.
The second available data source is the MN Department of Employment and
Economic Development. Their projections are for the region, which includes all
of northwestern Minnesota. For their 10-year projection period, between 2009
and 2019, they believe that total employment growth in northwestern
Minnesota will be at a rate of 7.6%, with more than 19,000 jobs added.
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Commuting Patterns of Area Workers
Only limited information is available on area workers that commute for
employment. The best information is from the 2009 American Community
Survey, and has been examined for the City of Little Falls. This table only
examines people that commuted, and excludes people that work at home.
Table 29 Commuting Times for Little Falls Residents - 2009
City of Little Falls
Travel Time
Number

Percent

Less than 10 minutes

1,580

45.5%

10 to 19 minutes

1,001

28.8%

20 to 29 minutes

85

2.4%

30 minutes +

805

23.2%

Total

3,471

100%

Source: 2009 American Community Survey

The large majority of Little Falls residents were commuting less than 20
minutes to work in 2009. Presumably, most residents were working within the
City limits of Little Falls, or in the immediately surrounding small communities
in Morrison County. Overall, more than 74% of residents commuted less than
20 minutes to work.
However, more than 23% of the City’s residents did commute a half hour or
more for employment. This could include destinations such as St. Cloud or
Brainerd/Baxter. The large majority of the longer-distance commuters still had
less than one hour of travel time to work.
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Growth Trends and Projections Overview
The Demographic section of this report has presented information on the
current estimates for the City and the surrounding area. In general terms,
Little Falls, the Market Area and Morrison County have all been consistently
adding both population and households since at least 1980. Household growth
has been stronger than population growth, as a variety of factors have
contributed to the consistent formation of households.
In the 1980s, the Little Falls Market Area had household growth of 10.2%,
followed by growth of 11.4% in the 1990s. Between 2000 and 2010, the
Market Area household growth rate was 8.7%. Despite relatively difficult
economic and housing conditions over the past few years, the Little Falls area
has shown a sustained ability to grow.
Making actual household projections for Little Falls is difficult because of the
impact that past and future annexation activity will have on City totals.
However, projections for the larger Market Area are not altered by annexation.
After reviewing available information on growth trends and aging patterns, the
best available forecast points to an expected net gain of approximately 330
households in the Market Area over a five-year period. On an annual basis, this
would be net growth of approximately 66 households per year.
As the largest single jurisdiction within the Market Area aggregation, it is
reasonable to expect that 40% or more of the net household growth in the area
will be located within Little Falls. This would include a large majority of the
renter-occupancy households, since the City offers the most rental
opportunities in the region. Some of the owner-occupancy household growth
will also locate within the City limits, although competition for owner households
will be strong from the surrounding cities and townships.
While the projections used in this Study are consistent with recent patterns, an
argument can be made that an even greater growth potential does exist for
Little Falls. In the early years of the last decade, new housing construction
activity was much higher than in the latter half of the decade. Likewise, job
growth patterns were stronger and the unemployment rate was much lower.
Annual housing unit construction in Little Falls was above 65 units per year for
three separate years between 2000 and 2005.
An improvement in national economic and housing market conditions could
result in much faster future household growth. However, since 2007, the City
has only exceeded 30 new housing units in one year. Since 2009, the County’s
unemployment rate has been above 9%. Faced with these more recent
realities, it is practical to plan for near-term growth of a more modest scale.
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Summary of Growth Projections by Age Group
The Demographic section of this Study presented projection information that is
available for anticipated changes by age group. This information can be
informative in determining the changes that will be expected due to age
patterns of the area population.
In general terms, much of the projected net growth to the year 2015 will occur
among people age 55 and older. In 2000, approximately 24% of Market Area’s
population was age 55 or older. By 2010, the older adult age groups had
grown to nearly 29% of the total population. By 2015, projections indicate that
more than 32% of the Market Area population will be age 55 and older.
The largest age-based changes will occur in the specific age groups between 55
and 74 years old. This would reflect the aging “baby boomers”, nearly all of
whom will be age 55 or older by the year 2015. Some minor growth in older
senior citizens (age 75+) can also be expected, but in real numbers, this
increase should be relatively small.
While growth is also projected within certain defined younger age ranges,
overall, there will be a smaller population level in the Little Falls area that is age
54 and younger. The projections used for this Study expect a reduction of
more than 500 people in the age ranges below 55 years old by the year 2015.
One of the younger adult ranges that should grow in size is number of
households between 35 and 44 years old. However, any net gain in some of
the younger adult age groups will be negated by declines in other younger age
ranges, especially a large reduction in the number of households age 45 to 54
years old.
The following approximate range is the expected net change in the number of
Market Area households in each 10-year age cohort between 2010 and 2015.

Age Range
15 to 24
25 to 34
35 to 44
45 to 54
55 to 64
65 to 74
75 to 84
85 and Older

Projected Change in Households
2010 to 2015
-25 to -21
-14 to 0
67 to 84
-246 to -226
176 to 198
252 to 268
9 to 20
3 to 7
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Summary of Housing Unit Demand and Tenure Projections
As the largest City in Morrison County, Little Falls has developed a diverse
range of housing options for area residents. This is most notable in rental
housing, where the City’s rental tenure rate reached nearly 37% according to
the 2010 Census. When Little Falls is removed, the other jurisdictions that form
the Market Area have a rental tenure rate of less than 10%. When Little Falls is
removed from the remainder of the jurisdictions in Morrison County, the rental
tenure rate was below 14%. Over half of all occupied rental housing units in
Morrison County in 2010 were located in Little Falls.
Although the City’s rental tenure rate increased between 2000 and 2010, Little
Falls also added some owner-occupancy households. The level of owneroccupancy growth is difficult to determine, as significant annexation activity
occurred, and most of the existing housing units that were annexed into the
City were single family homes and presumably owner-occupancy units. Still,
the City did have construction activity in the single family market segment, with
as many as 300 new single family detached and attached units built during the
decade.
There are two methods available for converting projected household growth
over the next five years into tenure preferences. The first method is to apply
historic tenure patterns to projected rates of growth. Using this method results
in a forecast that net demand for owner-occupancy housing will be between 250
and 260 units, or approximately 50 units in an average year. Growthgenerated demand for rental housing would be for 70 to 75 units, or
approximately 15 units in an average year.
A second method of projecting future demand from growth is to also apply an
adjustment for changes within certain age groups. This method incorporates
the impact of tenure preference that exists within each age range. The
forecasts using this method would indicate even greater demand for owneroccupancy housing, and reduced demand for rental. This is a reflection of the
extremely high rate of owner-occupancy that exists among adult households in
the 55 to 74 year old age groups, where most of the net growth is expected to
occur. Using this method, annual demand for rental units would be only 8 to 10
per year, while demand for owner-occupancy increases to 55 to 60 units per
year.
While household growth will be the primary demand-generator for new
construction, there are other factors that will also contribute to the need for
more housing. Annual construction of housing units since the year 2000 has
been greater than household growth. For owner-occupancy housing, unit
replacement and pent-up demand can also contribute to the need for new
 Little Falls Housing Study - 2011

73

Findings and Recommendations 

construction. This combination of factors should yield the potential for 10 to 15
owner-occupancy units per year through 2015, or a cumulative total of 50 to
75 owner-occupancy units.
Pent-up demand for rental housing is less evident, as some level of vacancy
tends to exist in many subsets of the local market. However, it is reasonable to
assume that ongoing replacement of lost units will be necessary, and an
allowance of approximately five units per year is practical.
Based on available information for the Little Falls Market Area, a forecast of
potential demand for 60 to 70 owner-occupancy units per year would be a
reasonable expectation. For the City of Little Falls, average annual demand for
approximately 25 to 30 owner-occupancy units per year is a reasonable
expectation for the five-year projection period.
For rental housing, annual demand potential should exist for between 15 and 20
units per year over the next five years. With housing market and economic
uncertainty present in 2011, it would not be surprising if near-term demand for
rental housing is greater than past patterns would indicate. If potential home
buyers remain hesitant to purchase a home, then demand for rental units will
rise at a faster rate.
It is important to note that this is potential demand. In the specific
recommendations that follow, we have made an actual construction forecast
that also incorporates current economic and market conditions, which have
suppressed building activity to a lower level.
It is also probable that the five-year projections will not necessarily result in a
consistent level of annual construction. For the past few years, new home
construction in Little Falls has been well below 25 to 30 units per year. We
would expect construction to remain below average in 2012 and 2013, and then
gradually increase through the remainder of the projection period. This pattern
is realistic assuming that general economic conditions tend to improve.
Rental production is most likely to occur in two or three phases of construction,
as rental housing will nearly always be in multifamily structures.
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Summary of Employment and Economic Conditions
The past few years have been a time of declining housing market conditions in
the Little Falls area. After reaching peak levels of new single family housing
construction of 50 or more homes in 2005 and 2006, single family starts have
dropped dramatically. In 2010, the last full year of data, only three single
family houses were built, although 2011 production has already exceeded this
level.
At the same time, existing home values also appear to have eroded. Although
the annual sample of home sales used in this Study represents only a portion of
all homes in the City, the sales trends show that the median home sale price
peaked in 2006, and has since decreased by approximately $15,000. The
volume of annual sales activity has also dropped substantially, after peaking in
2005. These patterns largely mirror broader regional and national trends,
following the collapse of the housing “bubble” that started in 2007.
Strong single family housing construction patterns and home values are directly
linked to economic activity and consumer confidence. As both local and
national economic conditions have deteriorated in recent years, housing
markets have also slumped.
Multifamily rental construction patterns have been less predictable, due to the
significant impact that can be achieved by a single project. For example, in
2010, the 51-unit Highland Senior Living project was constructed. This was the
largest single housing development project in Little Falls in the past eleven
years. As a result, 2010 represented the peak year for multifamily
construction, directly opposite the single family trends.
The following chart compares the construction activity of single family and two
family housing units in Little Falls since 2000, along with the County
unemployment rate for each year. As the unemployment rate began to
increase in 2007, new home construction activity began to decrease.
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Rental Housing Recommendations
Overview: Rental housing is a very important part of the local housing market
within the City of Little Falls. Although the Townships and small cities that
surround Little Falls primarily offer housing to owner-occupants, Little Falls
serves as the rental center for the Market Area.
According to the 2010 Census, 36.6% of all households in the City rent their
unit. This percentage has increased over time. After adjusting for the
estimated impact of past annexation, Little Falls appears to have added more
renter-occupancy households than owner-occupancy households over the last
decade.
As the largest City in Morrison County, Little Falls also has the most diverse
rental inventory, with a broad mix of units serving different income levels and
age groups. Much of the rental housing added since the year 2000 has been
oriented to senior renters, or other targeted sub-populations.
Rental unit construction since 2000 has exceeded 180 units in Little Falls. If
specialized senior housing (not designed for independent living) is added, the
number of renter-occupancy units was well above 200 total units. This total
was still below the number of single family housing starts, but from 2007
forward, the number of rental units constructed in Little Falls greatly exceeded
the number of owner-occupancy units.
Looking at the growth potential for the Little Falls Market Area over the next
five years yields some different possible scenarios for future housing needs. A
demand analysis based on past patterns would indicate that household growth
will generate adequate demand for approximately 70 additional rental units
over a five-year period. However, an analysis based on the age distribution
patterns yields a small number of units. Since most of the net household
growth is occurring with traditionally strong home ownership age ranges, the
age-based calculation shows demand for only 50 rental units over a five-year
projection period.
While both of these calculations can be justified, based on demographic
information, a third factor is also impacting demand in 2011. This is the
ongoing softness in the home ownership market, as economic conditions and
weak real estate markets result in fewer households purchasing a home. With
movement from rental housing to ownership suppressed, there appears to be
greater than expected demand for rental units. This has the potential to
change rapidly, if the national economy improves, but for the near-term,
historical tenure preference patterns may be altered.
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After reviewing this information, it is the opinion of Community Partners
Research that growth generated demand will be at the higher end of the
projected range provided earlier. When some modest allowance is made for
ongoing unit replacement, annual demand of 20 units per year has been used
for growth and replacement needs. Since pent-up demand varies within
specific subsets of the rental market, any allowances for current unmet need
have been incorporated into the specific recommendations that follow.

1.

Market Demand for 40 to 50 Market Rate Rental Housing Units
Over the next Five Years

Findings: Most of the rental housing in Little Falls can be classified as “market
rate” or “conventional” housing. These units are largely free of any occupancy
or rental rate constraints, other than those imposed by a competitive
marketplace. Some market rate units may impose age restrictions, and serve
renters age 55 and older, but this age preference is generally the only limitation
that exists in the market rate segment.
The estimated inventory of market rate rental units in Little Falls in 2011 is
between 600 and 650 total units. This would be approximately 47% to 50% of
all rental options in the City. If some of the specialized senior options that
cater to more independent seniors are added, the total would exceed 50% of all
rental options.
The rental housing survey completed for this Study found a relatively normal
vacancy rate of 4.3% in market rate rental units. There were some vacancies
identified in one-bedroom, two-bedroom and three-bedroom units. While the
vacancy rate was not excessive, there did appear to be some level of choice
available for prospective renters, and no strong evidence of pent-up demand.
Gross rental rates were generally very moderate. Based on the units
contacted, the prevailing rental range for one-bedroom units was between $400
and $560 per month, and the prevailing two-bedroom range was between $650
and $800.
The telephone rental survey did not identify any “high rent” multifamily projects
in Little Falls. In many communities there were luxury-oriented rental projects
constructed over the past decade. These projects tend to offer a high level of
amenities to higher income renters.
Little Falls has had some construction of higher amenity rental housing, but
even these projects tend to charge a very moderate rent. For example, the
West Side Townhomes project was constructed in the mid-2000s. There are
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eight, one-level townhouse units with an attached two-car garage. All units
have three bedrooms. Despite the quality and single family-style of unit, gross
rents are only in the $900 range, with contract rents of only $850, including
owner-paid heat. Even the newer apartment projects generally have twobedroom contract rents below $800, with gross rents below $850.
It is very possible that the highest end of the local rent structure may move
upward in the next year. The developer of West Side Townhomes is planning to
construct two duplexes in 2011. Also, a failed owner-occupancy town house
project, East Bank Crossing, has been sold after foreclosure and may be
converted to rental housing. Both of these projects will offer large units, and
may command a significantly higher rent level. They have the potential to
extend the upper end of the rental price range for units in Little Falls.
Recommendation: We have allocated approximately 50% of our calculated
rental demand to market rate rental housing. With approximately 100 total
units needed over the next five years, we would recommend that 50 units be
added to serve the general occupancy segment of the market.
Production of these units could be accomplished in multiple smaller annual
increments, or through one or two larger multifamily development phases.
For 2011, it appears that approximately 14 units will be added when two
duplexes are constructed, and the conversion of a foreclosed town house
development creates additional rental options.
While a recommendation of 50 units over a five-year period may appear to be
conservative, this level of production would exceed the market rate construction
level achieved over the past 11 years. Nearly all of the rental development in
Little Falls since 2000 has served other segments of the rental market,
primarily income-based rental housing or specialized units for seniors.
In the opinion of the analysts, the City’s rent structure is somewhat suppressed.
This is probably due to market and economic conditions. The County’s
unemployment rate has been above the State and national averages in recent
years. Home prices appear to have dropped, based on an analysis of the
median sale price. This has probably discouraged some seniors and emptynesters from selling their home and looking for lower-maintenance options,
such as rental housing.
Rental development in the near-term would be encouraged to be mindful that
the current maximum achievable rents in the City appear to be below $1,000
per month, even for three-bedroom rentals. If local economic conditions
improve, it is certainly possible that higher-rent units will begin to appear in the
community. The income distribution information presented earlier in this Study
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indicates that between 15% and 20% of renter households in Little Falls have
sufficient incomes to afford these higher rent units.
Household composition trends should also be incorporated into any planned
rental development project. At the time of the 2010 Census, more than 76% of
all renter households had only one or two household members, and nearly 88%
had three or fewer household members. Multifamily rental projects that
primarily offer one and two-bedroom units would be well-matched to the local
renter community. Some larger units could be provided for higher-income
households that are looking for more space. However, these larger units are
also being addressed through town house-style rental projects, including the
two planned for 2011.
The age-based projections used for this Study show that the percentage of
households age 55 and older will continue to grow over the five-year projection
period, while the number of households age 54 and younger will decrease in
number. All of the net growth in demand for rental housing in our age-based
calculation was due to the larger population of older adults in the Little Falls
area. It would certainly be possible to age-designate some future units to
seniors (age 55+), given the relative share of the rental market that is
currently in the older adult ranges.
Older adult households looking to rent their housing will often prefer a unit with
a higher level of amenities. Many of the newer rental projects constructed in
Little Falls over the past 20 years are attractive to senior renters. Most of the
town house-style units offer one-level living, and multistory buildings generally
have included an elevator.
2.

Monitor Opportunities to Develop Tax Credit/Moderate Income
Rental Housing

Findings: The federal low income housing tax credit program continues to be
one of the only consistent financial incentives still available for the production of
more affordable rental housing. Since the tax credit program was initiated,
there have been six rental projects in Little Falls that have received a tax credit
award. Four of these six projects also received other sources of a federal
subsidy, and generally operate as subsidized housing, serving very low income
renters. The analysts have included these projects in the subsidized housing
sector of the rental recommendations.
The two tax credit projects that do not have project-based federal rent
assistance subsidies are Highland Court Townhomes and River Rock
Townhomes, each with 24 affordable units. Both projects offer two-bedroom
and three-bedroom rentals to moderate income households.
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The use of tax credits results in income limits and occupancy restrictions on
residents. The maximum income limits are set at 60% of the County median
family income level. For 2011, the maximum income is as follows:
One person
Two person
Three person

$25,560
$29,220
$32,880

Four person
Five person
Six person

$36,480
$39,420
$42,360

The units in Highland Court serve households at 60% or less of the median
income level. The units in River Rock serve households at 50% or less of
median income. Additionally, six of the River Rock units are designated as
supportive housing for long-term homeless populations.
In addition to income limits, the tax credit program places gross rent caps on
the rental units. The 60% of income gross rent limits in 2011 are as follows:
Bedroom Size
One-Bedroom
Two-Bedroom
Three-Bedroom
Four-Bedroom

Maximum Allowable Rent
$684
$822
$948
$1,059

The gross unit rents at both Highland Court and River Rock are well below the
maximum allowable limits. Both projects have gross rents that are below the
rent limits established for households at 50% of the median income level.
The maximum rents allowable under the tax credit program are generally above
the prevailing rates for most market rate units in Little Falls. To stay
competitive with other rental projects in the City, the tax credit developments
often charge rents that are well below the maximum federal limits.
River Rock Townhomes has been open for less than one year. While most of
the tax credit units were occupied, the survey found three vacancies in Highland
Court and one vacant supportive housing unit in River Rock. Because of the
small tax credit inventory, the four vacant units represented a vacancy rate of
8.3%.
Despite the high vacancy percentage, the most recent 24 units at River Rock
were quickly leased, and a waiting list has since developed. This may have
negatively impacted Highland Court, which had the three vacancies and no
waiting list in July 2011.
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Recommendation: Although the construction of River Rock Townhomes
doubled the inventory of tax credit units, Little Falls still has a relatively small
supply of this type of housing. When compared to the total number of
households in the City, fewer than 1.2% of all households reside in a tax credit
unit. For the entire Market Area, approximately 0.6% of all households live in
tax credit housing. In similar rental center communities, it would not be
surprising to see that the inventory of tax credit housing would be nearly double
the 48 units presently operating in Little Falls.
Going forward over the next five years, it would be appropriate for the City to
support another phase of tax credit housing development, similar to the two
projects that each have 24 town house units.
While this recommendation is practical for Little Falls, the analysts are mindful
of the fact that tax credit awards are very competitive. The fact that Little Falls
had a successful application in River Rock Townhomes may negatively impact
the chances of securing an additional project in the near future. The tax credit
award process has also been based on serving areas where job growth is
occurring. In 2011, Little Falls and Morrison County would not score as well for
employment growth, which may also limit the interest of developers in
preparing an application for a new construction project. As a result, our
recommendation is to monitor issues such as employment, occupancy patterns
in existing projects, and changes in the length of waiting lists, before potentially
pursuing another development project later in the five-year projection period.
Any future tax credit housing development would address a portion of the
demand from projected household growth. It would also address the need that
could be created by unit replacement. Older rental units that are lost from the
inventory will generally be lower-cost housing. Tax credit units, with a
moderate rent structure, could replace lost units with high quality housing that
is still affordable.
Gross unit rents for future projects should also attempt to remain below the
50% of median income rent limits. The Fair Market Rents, used by the Housing
Choice Voucher Program, are even lower than the 50% tax credit limits. Many
lower income renters look to utilize tenant-based rent assistance when
shopping for a housing unit. It would be preferable if some or all of the new tax
credit units could charge rents that would be allowable under the Voucher
Program. To achieve this lower rent structure, other types of financial
assistance would probably be required.
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One advantage that Little Falls does have for future tax credit housing is the
established working relationship with very successful project developers. The
Central MN Housing Partnership, D.W. Jones and MetroPlains Development have
all been successful in securing tax credits for past projects in the City. All three
of these developers have very successful histories with the tax credit program
in Minnesota.

3.

Develop Two-Bedroom and Three-Bedroom General Occupancy
Subsidized Rental Housing Units as Resources Allow

Findings: This Study defines subsidized housing as rental units that can serve
even very low income households. In nearly all cases, subsidized housing will
utilize federal resources that provide a “deep subsidy”, allowing very low
income people access to the housing at an affordable price. Typically,
subsidized housing has project-based rent assistance, or a similar subsidy
available, that allows rent to be based on 30% of the household’s monthly
income.
Little Falls has nine subsidized projects providing rental opportunities for lower
income households. These projects have a combined 466 units. Only two of the
subsidized projects, Alverna Apartments and Buckman Apartments, are
specifically designated for senior occupancy, although Pine Grove Manor was
originally built for seniors, but was later changed to general occupancy housing.
Counting Pine Grove as general occupancy housing, there are 87 units that are
specifically designated for senior/disabled tenant occupancy, and 379 units that
are available as general occupancy housing.
The inventory of project-based subsidized housing in Little Falls did increase
over the past decade. This is not typical for most communities, as a severe
reduction in federal subsidy programs from the federal government has resulted
in very limited subsidized project development over the past 25 years.
However, in 2006, Rural Development and HUD funds were used to convert a
former church property into 24 subsidized apartments, known as Riverwood
Pines. In 2007, eight general occupancy units were added to the existing
Willow Apartments project, also using Rural Development subsidies. Nearly all
of the 32 units added since 2006 have project-based rent assistance, which
allows even low income households to pay rent based on income.
There have also been no identified losses of subsidized units from Little Falls.
Most subsidized housing was constructed in the 1960s, 1970s, or 1980s, and
had specific contractual compliance obligations to provide affordable housing.
When the compliance requirements have been met, some privately-owned
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projects have provisions that allow them to terminate their subsidy contracts
and effectively convert to market rate housing. We were not able to identify
any subsidized housing in Little Falls that has been lost in recent years or is at
risk of being lost in the near-future.
The occupancy situation in subsidized housing is somewhat inconsistent.
Overall, there appears to be strong demand for units that offer two or more
bedrooms. Although some vacancies were present in two-bedroom and threebedroom units, these were generally due to paperwork processing times. Since
income and asset certification is required for new applicants, there can
sometimes be a delay of one month or more before a vacated unit is refilled. All
of the general occupancy projects that reported unoccupied units also
maintained waiting lists. Waiting times tended to be long for larger units, which
typically have a low rate of turnover.
There was unused capacity in the one-bedroom subsidized inventory. This was
due to ongoing vacancy patterns in Pine Grove Manor, a 100-unit public housing
project that has 98 one-bedroom apartments. When originally constructed, this
project was designated for senior and/or disabled tenant occupancy. However,
a subsequent rule change from HUD opened the building to tenants of all ages.
Like many similar one-bedroom Public Housing projects across the State, Pine
Grove Manor has had difficulty marketing units that were constructed at a
different time to a very specific segment of the market, primarily low income
seniors. Units are relatively small, and reflect the design considerations that
were in place in the 1960s and early 1970s, when most of the projects were
built.
Although demand for one-bedroom subsidized units is limited, there are a large
number of lower income renters in the Little Falls area that need more
affordable housing. According to the 2009 American Community Survey, nearly
48% of all renters in the City were paying 30% or more of their income for
rent. The large majority of these households were actually paying 35% or
more of their income for housing. Federal standards for rent subsidy programs
generally identify 30% of household income as the maximum household
contribution. When more than 30% of income is required, this is often called a
“rent burden”. When more than 35% is required, this can be considered a
“severe rent burden”.
The housing cost burden issues in Little Falls are primarily due to low income
levels for renters. More than 87% of the renter households with a housing cost
burden had an annual household income below $20,000 in 2009. To avoid a
cost burden, these lower income households would need a unit with a gross
monthly rent of $500 or less.
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There is also evidence of unmet demand for very affordable rental housing
based on the presence of waiting lists for subsidized options. With the
exception of Pine Grove Manor, all of the other subsidized projects maintained
waiting lists. The rent assistance Voucher Program, which provides tenantbased assistance, had a waiting list of 77 households in August 2011. While
this waiting list was for a program that served a two-County area, Little Falls is
the primary location for Voucher assistance recipients.
Recommendation: Little Falls was very fortunate to see an expansion of
subsidized rental options over the past five years, as 32 additional general
occupancy units were added in two separate projects. Despite this net gain of
very affordable units, there is still evidence of unmet demand for income-based
rental housing. We would encourage the City, and its private development
partners, to look for additional opportunities to secure subsidized housing
resources for the City. This could be in the form of project-based subsidized
housing, or tenant-based rent assistance Vouchers.
Although recommended, the analysts are aware that producing “deep subsidy”
units, with rent based on income, will be very difficult to achieve. However,
approximately 65% of all current renter households in the City do have a low
annual household income, and could potentially benefit from income-based
rental housing. Most of the households with an annual income below $20,000
have a housing cost burden, with 30% or more of their monthly income
required for housing costs.
If the relative distribution of lower income renter households with a cost burden
is applied to the overall unit recommendations, more than 50 additional
subsidized units would be appropriate for the Little Falls Market Area. A more
realistic goal would be to look for the opportunity to add another project similar
to Riverwood Pines, which added 24 income-based rental units. Any added
units should be focused on households needing two or more bedrooms. In
2011, there is an oversupply of one-bedroom subsidized housing.
Another important community strategy will be to prevent the future loss of any
of the existing project-based subsidized housing. Our review did not identify
any subsidized housing that is at risk of being lost. However, if units are at risk
in the future, it may be appropriate for public or nonprofit housing agencies to
become involved in attempts to preserve the remaining subsidized housing
resources.
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4.

Monitor the Need for Additional Assisted Living Units for Seniors

Findings: Senior housing with services can cover a wide range of housing
types. This recommendation specifically addresses assisted living units, which
provide a more service-intensive form of senior housing. Recommendations for
other types of senior housing follow later in this section.
Assisted living projects provide 24-hour staffing and a high level of assistance
with daily living needs of residents. Under Minnesota law, service-intensive
senior housing must be licensed with the State.
The research for this Study identified three facilities in Little Falls that can
provide assisted living. Two of the projects, Bridgeway Estates and Highland
Living Center, can provide a range of housing, including assisted living. The
third provider is Diamond Willow, which has 20 private-occupancy suites.
In Bridgeway Estates and Highland Senior Living, there is no specific
designation of units by level of service. The utilization depends on the specific
needs of the residents. In Bridgeway Estates, the manager estimated that
approximately half of the 42 units receive assisted living services. Highland
Senior Living opened for occupancy in 2010, and is still in its initial occupancy
phase, with 31 of the 51 units filled. The manager of this facility indicated that
20 of the 31 current residents receive assisted living services.
Diamond Willow, provides exclusively assisted living services, but their facility is
also conducive to housing residents with memory care needs. This is generally
a specific subset of traditional assisted living, as specialized care may be
required, and the facility must generally be secured to prevent wandering. The
manager estimated that approximately half of the residents have memory care
needs.
There was unused assisted living capacity in Little Falls in July 2011, when
research was completed on this segment of the market. Highland Senior Living,
which was still in its initial occupancy phase, had 20 unoccupied units which
could be filled by people needing assisted living services. There were three
unoccupied suites in Diamond Willow. This project did not maintain a waiting
list of potential tenants. Although Bridgeway Estates had only one vacant unit,
and did report a waiting list, only half of the residents in this building were
receiving assisted living services. This does allow for a significant expansion of
higher-service housing, if the need arises.
Recommendation: It is the opinion of Community Partners Research that the
assisted living market was being adequately served in Little Falls in 2011.
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Unless conditions change, and all available units are utilized, there is no
pressing need to expand the supply of units.
When examining market demand for assisted living, calculations are generally
compared to the population of older seniors, rather than senior households.
This is because assisted living residents are generally older seniors that tend to
live alone, rather than as couple or households.
In the Market Area there were 1,629 older senior citizens, age 75 and above,
according to the 2010 Census. This population has probably changed very little
since 2010, based on aging patterns for the area. When examining assisted
living, a downward adjustment needs to be made to account for seniors that are
living in a memory care unit or a nursing home on a permanent basis. This
results in a potential target market of approximately 1,470 older senior citizens
that would consider an assisted living unit.
Assessing the current supply of assisted living is somewhat difficult, given the
flexible use potential in most of the projects, where units can be used for
assisted living, light services housing or even memory care. Based on
estimated utilization, there would be approximately 21 assisted living units in
Bridgeway Estates, 10 units in Diamond Willow, and 32 units in Highland Senior
Living. Combined, this would represent an approximate inventory of 63 units.
Based on the available supply of assisted living units that exists in the Market
Area, the current inventory represents approximately 4.3% of the adjusted
target population. If all of the flexible units in the three primary projects were
used exclusively for assisted living, the percentage would increase to 7.7%.
At the time of the research for this Study, not all of the available assisted living
units were occupied. Most of the unused units were in Highland Senior Living,
which has been open for less than one year and is still in its initial occupancy
phase. Based on occupancy in July 2011, the assisted living projects in Little
Falls have captured approximately 3.3% of the primary target market of older
senior citizens.
In the opinion of Community Partners Research, the current capture rate is very
reasonable. However, given Little Falls’ status as the largest City in the County,
it should be very achievable to reach a higher capture rate, possibly up to 5%
or more of the primary target market.
At a 5% capture rate, approximately 74 assisted living units could be
supported. The current inventory, estimated at 63 units, would be below this
level of demand. However, with flexible units in Bridgeway Estates and
Highland, this level of demand could be accommodated by greater use of
flexible units for assisted living residents.
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Available projection data would show limited growth in the number of older
senior households over the next five years. Any gains are likely to come from
longer life spans. There has not been any significant growth in the area’s
population of younger seniors in recent years, so a large expansion is not
anticipated from seniors aging in place.
For the five-year projection period, any increased demand for assisted living will
primarily come from an increased capture rate within the target population,
which is currently estimated at 3.3% of eligible older seniors. Unless the
capture rate moves above 5%, there would not be any pressing need to add
units.
It is important to note that this recommendation is based on overall supply and
demand considerations, not competitive positioning between projects. It may
be possible for new units to be built and successfully absorbed, provided that
they are more desirable than current options. However, if this were to occur, it
is probable that the less competitive units would be negatively impacted in their
rate of occupancy.
5.

Monitor the Need for Additional Light Service/Congregate Senior
Housing and Promote Expansion as Needed

Findings: As used in this Study, senior housing with light services defines a
housing project where the basic monthly rent amount includes certain
mandatory offerings, such as a daily meal(s), access to an emergency call
system, and possibly other light services, such as weekly laundry or assistance
with housekeeping. More intensive, assisted living services, are not included in
the basic fee, although they may be available for purchase as needed.
Many of the senior projects offering light services identify themselves as
“independent senior living”. While these types of units are more independent
than assisted living, the presence of light services also differentiates them from
truly independent housing. Unless the additional light services can be
decoupled from the basic unit rent, Community Partners Research would not
define this type of housing as completely independent living. Even if some
services can be decoupled, the fact that the services are available in-house
generally results in a substantially higher monthly contract rent, when
compared to an apartment unit that cannot offer meals, emergency call
systems, etc.
The research for this Study identified two housing projects in Little Falls that
offer senior housing with light services. Bridgeway Estates has 42 apartment
units, and Highland Senior Living has 51 apartment units. Both of these
facilities can provide a range of care for residents, from housing with light
services to assisted living.
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In both of the identified projects, there is no specific designation of units by
level of service. The utilization depends on the specific needs of the residents.
In Bridgeway Estates, the manager estimated that approximately half of the 42
units receive assisted living services, and half receive the basic light services
package. Highland Senior Living opened for occupancy in 2010, and was still in
its initial occupancy phase, with 31 of the 51 units filled in July 2011. The
manager of this facility indicated that 11 of the 31 initial residents were
receiving the basic light service package.
For housing with light services, we have compared the current distribution of
available units to all older senior households, rather than senior population.
Housing with light services can serve a more active and independent senior,
and it is more common to see couples reside in this housing as well as single
person households.
After adjusting for senior households that already reside in more serviceintensive forms of housing, we would estimate the target market at
approximately 1,000 total households in 2011. Some assumptions need to be
made about the size of the available inventory, as the two primary projects
offering this type of housing provide flexibility to residents on the level of
services received. Based on current utilization trends, the current inventory
would be approximately 38 light services units, although this total could be as
high as 51 units, if all of the remaining apartments in Highland Senior Living
were used for light services residents.
Within the Market Area the available supply of units represents 3.8% to 5.1%
of target market households. Actual utilization in 2011 is lower, however.
Based on occupancy rates in July 2011, light services housing has only achieved
a market share of approximately 3.0%. In the opinion of Community Partners
Research, this capture rate is relatively low. As more units are occupied in
Highland Senior Living, presumably by households needing only limited
services, the market share achieved by this type of housing will reach a level
closer to 5% of the primary target market.
Recommendation: At the time that research was completed for this Study,
there was unused capacity in the supply of light services housing units for
seniors. As a result, development of any additional units would not be
recommended at this time. However, the need for this type of housing should
be monitored. There are possible scenarios that would justify additional
development in the future.
One scenario is based on the flexible nature of units in the two primary senior
projects in Little Falls, Bridgewater Estates and Highland Senior Living. Since
the utilization of apartments can change from light services to assisted living,
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the total supply of units can vary from month to month. It is the assumption of
the analyst that these projects would prefer to see units utilized for their
“highest and best use”, which would be assisted living. Assisted living units
generate a higher monthly fee for the provider, and help to achieve an
economy of scale in the provision of more intensive services, such as skilled
staffing with registered nurses. If more units are committed to tenants needing
assisted living, it would decrease the supply of light services units. In this case,
production of new light services units could be appropriate.
The second scenario involves the potential for a higher capture rate for light
services units. As stated above, the current capture rate is calculated at
approximately 3% of the primary target market. If this percentage increases
over time, the available units could be fully absorbed, and waiting lists may
develop. This would once again lead to the potential production of additional
units.
As stated in the assisted living recommendation presented previously, growth in
the number of target market households would not be expected through the
year 2015. The projections used by this Study would expect that fewer than 30
net households will be added in the age groups 75 and older by the year 2015.
Therefore, it is the analysts’ opinion that a higher capture rate within the target
group, rather than growth of the target group, would be the prime generator of
demand over the next few years.
Longer-term, this pattern changes, and substantial net growth should begin to
occur within the primary target market. The projections used for this Study
expect net growth of more than 250 households by 2015 in the age group
between 65 and 74 years old. By the year 2020, many of these households will
have advanced into an age group that is typically served by housing projects
offering light services. Over a longer time period, this will justify additional unit
production.

6.

Monitor the Need for Additional Specialized Memory Care Housing
and Promote Expansion as Needed

Findings: Memory care housing represents a very specialized segment of the
senior market. People with health issues due to dementia, Alzheimer’s Disease,
or other causes may often be housed in assisted living centers, nursing homes,
or less service-intensive forms of senior housing in the earlier phases of
memory loss. However, as the problems progress, it is often necessary to
provide housing in special facilities that provide a secure environment and
specialized care targeted to memory care residents.
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The research for this Study identified four facilities in Little Falls that provide
housing for people with memory care needs. Two of these providers specifically
identify themselves as memory care projects. The other two projects serve
different senior segments, but include memory care residents as part of their
tenant base.
Harmony House has capacity for 22 residents in 20 rooms. Harmony House
provides assisted living specifically for people with memory care needs.
Courtland Square is a dedicated part of the Highland Senior Living project that
serves memory care residents. This wing has capacity for 14 residents in studio
units.
Diamond Willow is a senior assisted living facility, which also serves people with
memory care needs. The manager estimates that approximately half of the
units in this 20-suite facility are used for memory care housing. In the assisted
living recommendation provided earlier, the analysts have assumed that the
current distribution of 50% assisted living and 50% memory care will be the
typical utilization of units in this project.
The final identified provider of memory care housing is St. Otto’s Care Center, a
skilled nursing home. St. Otto’s is physically configured in a way that is
conducive to housing memory care residents. The memory care rooms are on
the second or third floors of the facility. As a result, any resident attempting to
leave the building must exit through the main level, which has 24-hour staffing.
The building also uses a wander-guard technology that alerts staff if a resident
attempts to exit the building. Although nearly all skilled nursing homes serve a
portion of the memory care population, unless there is a specific wing that is
secured for this purpose, memory care residents may eventually have to leave
if their behaviors are not suitable for interaction with non-memory care
residents. For this reason, the analysts have not elected to include St. Otto’s in
the local inventory memory care housing, although it does serve the needs of
some people with memory loss.
There is some unutilized capacity in the memory care segment. At the time of
the July survey, Harmony House had four vacant beds and Diamond Willow had
three unoccupied suites.
The only facility that was fully occupied was the memory care wing in Highland
Senior Living. The 14 available beds in this part of the project were occupied,
even though many apartments were still available in the independent and
assisted living portion of the building. Highland did not report an external
waiting list for memory care units, but did indicate that an internal list had been
developed. Residents in other portions of Highland Senior Living would have
priority for a memory care unit, if they needed to graduate to a higher level of
care in the future.
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Accurately estimating the inventory of specialized memory care units in Little
Falls is difficult, given the fact that some projects serve multiple segments of
the senior market. However, in Diamond Willow, Harmony House and
Courtland Square (Highland), there is estimated capacity for 46 memory care
residents. At the time of this Study, we would estimate that approximately 40
of the available beds were occupied by people with memory care housing
needs.
Recommendation: In the opinion of Community Partners Research, the
available supply of dedicated memory care beds is adequate to meet demand,
and no expansion is needed at this time.
Within the Market Area, the available memory care beds represent
approximately 2.8% of the older senior population. The occupied beds
represent a market capture rate of approximately 2.5%. Since memory care
represents a very specialized form of housing, no adjustment has been made
for seniors residing in other forms of housing.
In the opinion of Community Partners Research, 2.5% represents a very high
rate of memory care units. The success the existing projects have had is
probably a reflection of the City’s role as a regional center, serving all of
Morrison County.
With no significant increase anticipated in the population of older senior citizens
through the year 2015, net growth should not be a significant demandgenerator for more memory care beds. Increased demand would therefore
need to come from a higher capture rate. Since the available units can serve
approximately 2.8% of all older seniors within the Market Area, it would not
appear likely that a significantly higher level of utilization will occur.
As with other forms of specialized senior housing, the need for more units
should be monitored. If the current supply of units is fully absorbed, and
waiting lists begin to develop, than a modest expansion of beds could be
necessary. In the longer-term as the baby boom generation moves into the
older adult age groups, growth generated demand should materialize.
However, for memory care housing, this would most likely develop after the
year 2020, assuming that most advanced memory care residents would be
older senior citizens.
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7.

Explore Innovative Efforts to Assist Renter Households

Findings: Little Falls has a large number of renter households and rental
housing units. According to the 2010 Census, nearly 37% of the City’s
households rent their housing unit. The percentage of renters in the
Community increased slightly over the last decade. While any changes since
2010 would be minor, it is very possible that the number of renter households
continues to increase, due to both weakness in the for-sale market, and the fact
that substantially more rental units than owner-occupancy units have been
constructed in the past few years.
Other communities have attempted different initiatives to improve the rental
housing stock and to improve the quality of life for renters. One of these
programs is a Crime-Free Multifamily Housing Program, where tenants,
management and the law enforcement community work cooperatively to reduce
the potential for crime in multifamily housing developments. Although crime
was not identified as a significant issue in Little Falls, the City’s importance as a
regional rental center may warrant preemptive program development.
Some local housing agencies have become directly involved in programs that
assist lower income renter households. In Little Falls, the rent assistance
Voucher Program is actively being used. One innovative rental housing
program that is being pursued in other communities is a Security Deposit
Program. This Program can provide up to $300 to eligible households for a
security deposit. Households that cannot provide an adequate initial deposit
may otherwise be forced to rent a substandard unit.
Another innovative program that is being actively used in the City of Sioux
Falls, SD, is the Tenant Education and Self-Sufficiency (TESS) Program. TESS
is administered by the InterLakes Community Action Partnership. It is a very
labor-intensive program that includes active case management, especially in
the financial affairs of the participating household. By all reports, this approach
has tended to be very successful, and is highly regarded by some property
managers who have worked with program graduates.
Recommendation: The City and area housing agencies are encouraged to
explore innovative program ideas to improve the living situation for area renter
households. With a large, and growing, number of rental households, renteroriented programs could be an important community housing strategy.
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Home Ownership Recommendations
Findings: The City of Little Falls experienced a significant amount of new
housing construction and development intended for owner-occupants over the
past 10+ years. Much of this activity took place in the early to middle years of
the last decade. Single family housing starts peaked in 2004 and 2005, when
50 or more building permits were issued for single family houses. Subdivision
development was also proceeding on a pace that was consistent with
construction demands. However, the volume of construction activity dropped
substantially after 2007. In each of the following years, fewer than 10 new
single family units were permitted within the City. While year-to-date
construction in 2011 is above the 2010 level, it still appears that fewer than five
new owner-occupancy homes will be built.
The downward trend in single family housing development in Little Falls has
mirrored broader regional and national trends. The combination of a poor
national economy and the perceived collapse of a “housing bubble” has made
potential buyers hesitant to enter the market. Developers and home builders
were often left with unsold inventory and investments, which has greatly
discouraged any speculative development in the marketplace.
While the impact of a weak market can clearly be seen in the building
construction statistics, it also appears to be evident in the home resale market.
The research for this Study examined the median home sale price in Little Falls.
There has been a clearly defined reduction in both the volume of single family
home sales, and in the median sale price. The median price level peaked in
2006, at more than $120,000. In the 2010 sales period, the median had
decreased to approximately $105,000, and was even below the median
achieved in the year 2004.
The number of existing home sales also dropped significantly. The Morrison
County Assessor’s Office had recorded more than 100 existing home sales each
year between 2004 and 2007 that were considered to be fair market
transactions. In the 2005 sales year, more than 150 existing home sales
occurred in the City. After 2007, the volume in each successive 12-month sales
period has been less than 80 fair market transactions.
One of the reasons that the number of fair market sale transactions may have
decreased is a probable increase in foreclosure and short-sale activity. Since
these types of transactions are not considered to be fair market value transfers,
they are not included in County sales studies. The exact level of foreclosure
and short-sale activity in Little Falls cannot be accurately tracked. However, at
the County level, it is known that there were more than 100 foreclosures per
year between 2008 and 2010 in the entire County. This was more than double
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the level that existed in the year 2005, when the economy was stronger. As
the largest City in Morrison County, it is reasonable to assume that the
Countywide totals include a substantial increase in foreclosure activity within
Little Falls.
One final issue negatively impacting the local home ownership market is the
unemployment rate in the area. Over the last decade, the County’s
unemployment rate more than doubled, from the lowest level of 4.6% in 2000,
to the highest level of 11.4% in 2009. Although the full-year unemployment
rate in 2010 was lower than in 2009, it still stood at 9.5%, well above the
Statewide rate and comparable to the national rate. There appears to be a
direct correlation between the area’s unemployment rate and a drop in both
home sales volume and prices.
The household growth projections used for this Study expect continued demand
for owner-occupied housing to the year 2015. Most of the net growth that is
anticipated over the five-year projection period will be among households in the
age ranges between 55 and 74 years old. Households in these age ranges tend
to be predominantly home owners, and have historically formed a strong
market for higher priced housing.
However, while the number of older adult households should increase, there are
projected reductions in the number of households in the age ranges below 55
years old. This should result in a diminished level of demand for entry-level
homes, which will limit the trade-up potential. There is also growth projected
among younger households, in the 25 to 34 year old range, but overall, a
decrease is expected in the number of households age 54 and younger.
Despite the demand for owner-occupancy housing that will be present within
certain segments of the market, the combination of factors cited earlier will
continue to create a difficult environment for the home ownership market in
2011 and 2012. Before a significant rebound can be expected, there will need
to be improvement in the area’s economy, unemployment rate and stability in
the real estate market, including lower levels of activity in foreclosures and
short sales.

8.

Monitor Residential Lot Availability and Promote Additional
Development as Necessary to Meet Demand

Findings: As part of this Study, we attempted to determine if an adequate
inventory of available residential lots exists in Little Falls and the immediately
surrounding area. This included discussions with City staff and local real estate
experts.
 Little Falls Housing Study - 2011

94

Findings and Recommendations 
There is no definitive data on the total supply of residential lots. There are a
number of developed subdivisions within the City that do have residential lots
available for sale. Although the available inventory in any single subdivision
may not be overly large, the cumulative total represents a relatively large
supply. The website Realtor.com, maintained by the National Association of
Realtors, had 168 listings for land parcels in September 2011. This number is
inflated, and includes duplicate listings for many lots. It also includes lots and
land within the Little Falls zip code area, even though they may be outside the
City limits. While the analyst recognizes that 168 lots are an overly high
estimate, even at a reduced number it is also clear that many lot options do
exist.
One of the more active subdivisions during the higher production years of the
last decade was Sunrise Addition, located in the northern portion of the City. A
visual inspection of Sunrise did not indicate a large remaining lot inventory, but
City officials indicated that a large undeveloped land parcel is available for a
significant expansion of Sunrise.
Hidden Oaks, a subdivision on the eastern edge of the City, has a large
available supply of improved lots, based on a visual inspection. At least two
additional small subdivisions were also identified by City staff.
Over the past few years, very limited demand for lots has existed, based on
new home construction. Since 2008, Little Falls has been averaging fewer than
five single family housing starts per year, based on building permit issuance.
However, over a longer-time period, demand created by new home construction
has been significantly greater. In the 11 years of activity from 2000 to 2010,
Little Falls had average annual construction of approximately 30 single familystyle homes each year. Most of this was concentrated within a few years, but
over this time period, nearly 300 single family detached and attached units
were constructed.
Recommendation: Community Partners Research typically uses a standard
that a 2 ½ year supply of lots should be available in the marketplace, based on
annual lot usage. With approximately five houses constructed per year, based
on short-term patterns, the current inventory is more than adequate. Annual
lot usage should therefore be monitored, and additional land development
promoted as needed.
If a longer-term lot utilization pattern is reviewed, then a 2 ½ year supply
would require that 75 lots be available. In 2011, it would appear that the
current inventory is still adequate. If, however, construction activity returns to
a level that is comparable to the pre-2007 level, then the available inventory
would be absorbed, and additional land development would be necessary.
 Little Falls Housing Study - 2011

95

Findings and Recommendations 
Since at least one of the current subdivisions, and possibly more, has land that
could be used for future development phases, lot and land availability is not
viewed as a significant issue in Little Falls. It is assumed that past land
developers will respond to changes in demand, and could develop these future
phases as needed.
There was less information on the distribution of lots for attached versus
detached single family construction. With solid growth projected among
households age 55 and older, it is probable that demand for twin home and
town house units will grow as the housing market stabilizes. Opportunities may
exist for lot development that is platted for attached single family construction.
For detached single family homes, a tour of the active subdivisions would
indicate that lots are available in varying sizes and price ranges in 2011. Once
again, this could create an opportunity for additional lot development serving a
certain segment of the overall market if demand exceeds supply within a
specific price range or lot size.

9.

Promote Development of Housing Options that are Appropriate for
Empty-Nesters and Young Seniors

Findings: The demographic analysis contained in this Study has tracked the
advancing segment of the population that exists in the older adult age groups,
specifically in the age ranges between 55 and 74 years old. In 2000,
approximately 24% of the Little Falls Market Area’s population was age 55 or
older. By 2010, the older adult age groups had grown to nearly 29% of the
total population. By 2015, projections indicate that more than 32% of the
Market Area population will be age 55 and older.
As the large “baby boom” generation has moved through the aging cycle, they
have created demand for age-appropriate housing options. Going forward,
Little Falls will see increasing demand from empty-nester and young senior
households.
The tenure preference patterns within these growing age segments are clearly
defined. In both 2000 and 2010, the home ownership tenure rate for
households in the 55 to 74 year old ranges was 85% or higher. Between 2000
and 2010 there was some slight movement to rental housing for households
age 65 to 74, but the rate of home ownership increased for households in the
55 to 64 year old ranges.
Much of the housing demand of the last decade was caused by the “baby boom”
generation moving through the aging cycle and upgrading their housing. As
this large demographic cohort moves toward retirement, there will be growing
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demand for units that fit their life-cycle needs. This will include lowmaintenance options, and housing that offers one-level living.
Recommendation: Housing units that are attractive to households age 55 and
older will represent the fastest-growing share of the home ownership market in
the Little Falls area over the next five years. This should represent a mix of
trade-up single family homes, as well as lifestyle housing, that will appeal to
mature households as they age. While these types of units would be wellmatched to life-cycle needs, it is likely that this segment of the market will
remain suppressed until economic conditions improve, and people regain
confidence in the strength of the home ownership market.
Since the growing demographic of households age 55 and older will typically
own their current housing, their decision to purchase a different house will be
based on economic conditions. The perceived strength of the local economy will
have an impact on the confidence to invest in new housing in the community.
The projections used for this Study expect growth-generated housing demand
for 25 to 30 owner-occupancy housing units per year in Little Falls, with
additional ownership demand in the remainder of the Market Area. As stated
previously, this calculation is based on average annual demand, and in any
given year, there is potential for actual demand to be above or below the fiveyear average. Given current market conditions, we would expect 2011 and
2012 to have lower demand for units. As conditions improve, this demand for
housing should reappear later in the projection period.
Serving the trade -up and age-appropriate segments of the market will be one
of the best community strategies to addressing affordable ownership needs. As
empty-nester and young senior households move to different housing, they will
often be selling an older, existing home, typically of lower value.
The only potential demographic weakness that could impact this upward
housing mobility is the projected decline in the number of households age 54
and younger through the year 2015. If accurate, this would imply reduced
future demand from younger buyers. This could have a negative impact on
prices and sales activity of existing homes.

10.

Monitor Demand for Entry-Level Homes and the Potential to Use
Infill Lots for Very Affordable Housing Development

Findings: In the past, the City of Little Falls had used available housing
agencies and funding sources to promote affordable home ownership for lower
income households. One approach has involved the use of infill lots for
affordable home ownership projects in cooperation with the Central MN Housing
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Partnership. Another approach has been to utilize State funding opportunities
for the purchase, rehabilitation and resale of older homes to lower income
families.
As housing markets weakened, housing agencies and funding partners have
largely pulled back from ownership assistance programs. In many cases, a
greater priority has been placed on helping existing home owners remain in
their homes, through foreclosure prevention, or through rehabilitation programs
that allow owners to remain in their current unit.
Recommendation: Little Falls is encouraged to remain active in affordable
housing programs. With a continued slump in ownership housing markets, it is
doubtful that promoting ownership, or constructing new affordable homes, will
be a priority for near-term funding. However, this could change over the next
few years, and the City should remain in contact with area housing agencies on
program opportunities that may exist.
The City has partnered with the Central MN Housing Partnership on a
competitive application that would work to rehabilitate and resell houses that
have gone through the foreclosure process. In selected for funding, this would
help to address an issue that has emerged in the area in recent years, as the
number of foreclosed houses more than doubled.
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Housing Rehabilitation
Findings: Little Falls has an asset in its existing housing stock. Existing units,
both now and into the future, will represent the large majority of the affordable
housing opportunities. Existing units generally sell at a discount to their
replacement value. Units that are not maintained and improved may slip into
disrepair and be lost from the housing stock. Efforts and investment in housing
rehabilitation activities will be critical to offering affordable housing
opportunities.
Housing options for more moderate income households will largely be met by
the existing, more affordable housing stock. As this existing stock ages, more
maintenance and repair are required. Without rehabilitation assistance, the
affordable stock will shrink, creating an even more difficult affordability
situation.
The following specific recommendations are made to address the housing
rehabilitation needs.
11.

Promote rental housing rehabilitation programs

Findings: Based on U.S. Census data, Little Falls had approximately 1,430
rental units in 2010. These rental units are in large multi-family projects, small
rental buildings, mixed use buildings, duplexes and single family homes. The
2009 American Community Survey does provide an estimate of the median age
of structures. For rental housing, the median year of construction was 1973.
Based on this estimate, more than half of the City’s rental stock is more than
35 years old. Although age is not always a good indicator of physical condition,
older housing can require more maintenance and improvement to remain as a
viable part of the overall housing stock. Many rental structures could benefit
from rehabilitation.
The rehabilitation of older rental units can be one of the most effective ways to
produce decent, safe and sanitary affordable housing. However, it is often
difficult for rental property owners to rehabilitate and maintain their rental
properties while keeping the rents affordable for the tenants.
Recommendation: The City of Little Falls and area housing agencies should
seek funds to develop a rental rehabilitation program. The funds should allow
for program design flexibility, which will make a rental rehabilitation program
workable.
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Potential funding sources include local revolving funds, the Small Cities
Development Program and the Minnesota Housing Finance Agency. In
September 2011, the Minnesota Housing Finance Agency announced a two-year
demonstration program called the Rental Rehab Deferred Loan Program for use
in Greater Minnesota. A local administration network will be established in
2012.

12.

Promote owner-occupied housing rehabilitation program

Findings: Little Falls has had a large volume of houses constructed in recent
decades. However, most of the City’s single family stock is still older housing.
According to the Census Bureau’s American Community Survey, the median
year of construction for owner-occupancy units is 1955. Investment in owneroccupied housing rehabilitation activities will be an important community
strategy in preserving the City’s most affordable housing opportunities.
The research for this Study included a visual housing condition survey,
completed in three of the City’s older neighborhoods. Overall, 566 single
family houses were viewed and rated. Most of the homes in these
neighborhoods were in generally good condition. However, nearly half of all
homes were judged to be in need of minor repair, and more than 21% of all
homes were judged to be in need of major repair. There were 15 houses rated
as dilapidated, and possibly beyond repair.
Recommendation: Little Falls, along with area housing agencies, has been
successful in the past in promoting housing rehabilitation programs. These
efforts have included loans and grants to home owners, as well as programs
that acquire, rehab and then resell older homes. Ongoing efforts will ne
necessary to preserve the City’s large inventory of older single family homes.

13.

Promote mobile home improvement programs

Findings: Community Partners Research, Inc., conducted a condition survey of
the mobile homes in three Little Falls parks/locations. In total, 129 mobile
homes were viewed and rated for exterior condition. Nearly 46% of all mobile
homes in the City were rated as needing major repair, and more than 13%
were in worse condition, and rated as dilapidated. It is doubtful that a severely
substandard mobile home can be economically rehabilitated.
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In addition to the poor condition of some of the mobile homes, there are
problems unique to mobile homes parks, including the tendency for units to
decrease in value as they age, and the concentration of a large number of
households in a small area.
Recommendation: Addressing the issues created by substandard mobile
homes is not easily solved. Some communities have rehabilitated older units,
but this is difficult to accomplish because of the type of construction of mobile
homes, and it is rarely cost effective. Some communities have established
programs that provide for the purchase and removal of substandard mobile
home units, provided a newer unit is purchased to replace the acquired
dwelling. While this approach can work well in upgrading the stock, it can be
expensive, especially if there are a large number of homes in poor condition.
Several communities have initiated innovative programs that address mobile
home conditions and mobile home park issues. We recommend that the City or
area housing agencies consider the implementation of the following ideas:
<

Operation Safe Mobile Home Park - Owners of substandard mobile
homes are given the option of voluntarily selling their substandard mobile
home to the City or an area housing agency for a fixed minimum price.
The mobile homes are then removed from the park and
demolished/salvaged. The owner could then use the funds from the sale
to help purchase a new home. In some cases, housing agencies have
provided funding for down payment assistance or gap financing programs
to purchase new mobile homes. Also, mobile home dealerships have
participated with buying the salvaged homes.

<

Time of Sale Inspection Program - This inspection program is
designed to provide safe living conditions to community residents through
the identification and elimination of basic life/safety hazards in older
mobile homes. Mobile homes are subject to inspection prior to their sale.
All identified safety hazards must be corrected before the unit is sold
and/or occupied.

<

Cooperative/Land Trust - Some mobile home parks have created a
cooperative or a land trust which enables the home owners to own the
mobile home park land and facilities. This ownership often creates pride
which results in a clean, safe park atmosphere.
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14.

Acquire and demolish dilapidated structures as needed

Findings: The housing condition survey completed within three older
neighborhoods in Little Falls identified 15 homes that are dilapidated and
probably too deteriorated to rehabilitate. There were also identified 122 homes
that were rated as needing major repair. Without corrective action, these
houses also have the potential to deteriorate further, and may be candidates for
acquisition and clearance in the future.
Recommendation: Little Falls, in cooperation with area housing agencies, has
also been active in the past in acquisition and clearance programs. After
clearance, some of the lots have been available for residential re-use, including
affordable new home construction.
Based on the findings of the most recent housing condition analysis, ongoing
efforts to clear substandard structures will be required. With the decrease in
home building activity, state funding partners have generally moved away from
programs that replace cleared structures with affordable new construction. In
the near term, it is probable that any cleared lots will need to be land-banked.
However, as market conditions improve, it may be possible in the future to use
these infill lots for new construction projects.
15.

Consider the Development of a Targeted Neighborhood
Revitalization Program

Findings: The previous recommendations have addressed specific activities
related to the rehabilitation of both owner and renter-occupancy housing, as
well as the removal of substandard structures. These types of approaches can
be used on a “spot treatment” basis, addressing specific houses around the
City, or they can be coordinated to focus on a specific neighborhood, in an
attempt to impact overall revitalization needs to concentrated area.
This Study has helped to define certain older neighborhoods within Little Falls
that have higher concentrations of housing in need of repair. Each of these
neighborhoods has a significant number of homes that need rehabilitation and
presumably a significant number of low/moderate income households. These
neighborhoods have the potential to deteriorate or they could be revitalized to
continue to be strong vital neighborhoods.
Recommendation: We recommend that the City, area housing agencies, and
the private housing sector consider the development and implementation of a
Neighborhood Revitalization Program.
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Redevelopment strategies and opportunities should be identified for each
targeted neighborhood including:
<
<
<
<
<
<
<

A plan for each parcel in the neighborhood
Owner-occupied rehabilitation
Rental Rehabilitation
Demolition of dilapidated structures
Infill new construction including single family homes and attached housing
Purchase/Rehabilitation Programs for low/moderate income households
Public projects (streets, utilities, parks, etc.)
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